PEDC Meeting
Planning and Economic Development Committee
Ithaca Common Council

DATE: June 12, 2019
TIME: 6:00 pm
LOCATION: 3rd floor City Hall
Council Chambers

AGENDA ITEMS
Item

Voting
Item?

Presenter (s)

Seph Murtagh, Chair

Time
Start

6:00

1) Call to Order/Agenda Review

No

2) Public Comment

No

6:05

3) Special Order of Business
a) Public Hearing: Special Permits
b) Public Hearing: West State/MLK Street Rezoning

Yes
Yes

6:15
6:20

Yes Lisa Nicholas, Planning
Yes Jennifer Kusznir, Planning
Yes Jennifer Kusznir, Planning

6:30
6:45
7:15

Yes Tom Knipe, Planning
Yes JoAnn Cornish, Planning
Yes JoAnn Cornish, Planning
.

7:45
8:00
8:30

5) Action items (Approval to Circulate)
a) IAWWTF Disclosure Ordinance

Yes Jennifer Kusznir, Planning

8:45

6) Discussion
a) Infill Guidelines

No

Jennifer Kusznir and Alex
Phillips, Planning

9:00

7) Review and Approval of Minutes
a) May 2019

Yes

9:30

8) Adjournment

Yes

9:35

4) Action Items (Voting to Send on to Council)
a) Special Permits
b) West State/MLK Street Rezoning
c) Immaculate Conception Planned Unit Development:
Conditional Approval
d) City Harbor Grant Application Endorsement
e) IPD/TCSO Co‐location Study
f) City/Town MOU for Inspections of North Campus Housing

If you have a disability and require accommodations in order to fully participate, please contact the City
Clerk at 274‐6570 by 12:00 noon on Tuesday, June 11, 2019.
** Out of consideration for the health of other individuals, please try to refrain from using perfume/cologne and other
scented personal care products at City of Ithaca meetings. Thank you for your cooperation and understanding. **

For publication on May 29, 2019
LEGAL NOTICE

PLEASE TAKE NOTICE that the Common Council of the City of Ithaca, New York, will hold
a public hearing to consider the proposal to revise Article III, Special Conditions and Special
Permits, and related sections of Chapter 325, Zoning, of the City Municipal Code. The proposed
amendments will establish a standardized special permit process under the Planning and
Development Board, reconcile inconsistencies within the Code, and remove potential barriers to
accessory apartments on owner-occupied properties.
The public hearing will be held in the Common Council Chambers, City Hall, 108 East Green
Street, in the City of Ithaca, New York, on Wednesday, June 12, 2019, at 6:00 p.m. If you have a
disability and require accommodation in order to fully participate, contact the City Clerk’s Office
at 274-6570 by 12:00 p.m. on Tuesday, June 11, 2019.
A copy of the proposed plan can be accessed on the City’s website at
https://www.cityofithaca.org/DocumentCenter/Index/996 or can be viewed in the City of Ithaca
Planning Division, 3rd Floor City Hall, 108 East Green Street, Ithaca, New York.
JoAnn Cornish
Director of Planning & Development
5/23/19

LEGAL NOTICE

PLEASE TAKE NOTICE that the Planning and Economic Development Committee of Common
Council of the City of Ithaca, New York, will hold a public hearing to consider the proposal to
amend the Municipal Code of The City of Ithaca, Chapter 325, Entitled “Zoning” To Establish
Minimum Story Height Requirements in all CBD Zoning Districts and a Minimum Stepback
Requirements for Properties on the 300, 400, and 500 Blocks of West State/MLK Street, City of
Ithaca Tax Parcels; 71.-1-10, 71.-1-11, 71.-1-12, 71.-1-13, 71.-1-14, 71.-1-15, 71.-1-16, 71.-1-17,
71.-1-18, 71.-1-19.1, 71.-1-19.2, 71.-1-22, 71.-1-3, 71.-1-4, 71.-1-5, 71.-1-7, 71.-1-8, 71.-1-9, 71.2-12, 71.-2-14, 71.-2-15, 71.-2-18, 71.-2-19, 71.-2-20, 71.-2-4, 71.-2-5, 71.-5-1, 71.-5-10, 71.-511, 71.-5-12, 71.-5-13, 71.-5-17.2, 71.-5-18, 71.-5-19, 71.-5-2, 71.-5-20, 71.-5-22, 71.-5-23, 71.5-24, 71.-5-4, 71.-5-5, 71.-5-7, 71.-5-8, 71.-5-9, 71.-6-1, 71.-6-10, 71.-6-11, 71.-6-12, 71.-6-13,
71.-6-14, 71.-6-15, 71.-6-17, 71.-6-18, 71.-6-19, 71.-6-20, 71.-6-21, 71.-6-22, 71.-6-23, 71.-6-24,
71.-6-25, 71.-6-26, 71.-6-5, 71.-6-6, 71.-6-7, 71.-6-8, 71.-6-9, 72.-3-10, 72.-3-12, 72.-3-14, 72.-315, 72.-3-16, 72.-3-17, 72.-3-18.1, 72.-3-18.2, 72.-3-19, 72.-3-2, 72.-3-20, 72.-3-23.2, 72.-3-24,
72.-3-26, 72.-3-3, 72.-3-6, 72.-3-7, 72.-3-8, 72.-3-9, 72.-4-10, 72.-4-13, 72.-4-14, 72.-4-3, 72.-44, 72.-4-5, and 72.-4-9
The public hearing will be held in the Common Council Chambers, City Hall, 108 East Green
Street, in the City of Ithaca, New York, on Wednesday, June 12, 2019, at 6:00 p.m.
A copy of the proposed zoning amendments (and description of existing zoning classifications)
can be viewed in Planning Division, 3rd Floor City Hall, 108 East Green Street, Ithaca, New York.

JoAnn Cornish
Director of Planning & Development

May 23, 2019

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

Planning & Economic Development Committee

From:

Megan Wilson, Senior Planner

Date:

April 3, 2019

RE:

Proposed Revisions to Special Permits, Accessory Apartments, and
Other Related Section of the City Zoning Code

Following the March Planning & Economic Development Committee meeting, staff circulated
the proposed revisions to Article III, Special Conditions and Special Permits, and three
related amendments to Chapter 325, Zoning, of the City Municipal Code for additional review
and comment. The proposed amendments were also submitted to the Tompkins County
Department of Planning and Sustainability for review pursuant to §239‐l‐m of New York
State General Municipal Law. The County’s response to this review will be distributed
separately once receive. Two of the ordinances under consideration (Ordinance 1: Special
Permits and Accessory Apartments and Ordinance 2: Permitted Accessory Uses in the R‐3
Districts) have been revised based on comments submitted by Alderperson Brock and are
attached with tracked changes for your review. Staff recommends that these suggested
revisions be included for adoption. No other comments have been submitted to date.
All four draft ordinances as well as a Short Environmental Assessment Form, dated March
26, 2019, are attached for your consideration. Staff will attend the May 8th meeting to discuss
the proposed amendments and address any questions. If you have questions or comments
prior to the meeting, please feel free to contact Lisa Nicholas me at 274‐6557 or
lnicholas@cityofithaca.org.

Proposed Resolution
Planning & Economic Development Committee
May 8, 2019
Revisions to Article III, Special Conditions and Special Permits, and Related Sections of
Chapter 325, Zoning, of the City Municipal Code – Declaration of Lead Agency for
Environmental Review
WHEREAS, State Law and Section 176-6 of the City Code require that a lead agency be
established for conducting environmental review of projects in accordance with local and state
environmental law, and
WHEREAS, State Law specifies that, for actions governed by local environmental review, the lead
agency shall be that local agency which has primary responsibility for approving and funding or
carrying out the action, and
WHEREAS, the proposed zoning amendments are related and are considered one action for the
purposes of environmental review, and
WHEREAS, the proposed zoning amendments are a “Type I” Action under the City of Ithaca
Environmental Quality Review Ordinance, and the State Environmental Quality Review Act and
is subject to environmental review; now, therefore, be it
RESOLVED, that the Common Council of the City of Ithaca does hereby declare itself lead
agency for the environmental review for the revisions to Article III, Special Conditions and Special
Permits, and related sections of Chapter 325, Zoning, of the City Municipal Code.

Proposed Resolution
Planning & Economic Development Committee
May 8, 2019
Revisions to Article III, Special Conditions and Special Permits, and Related Sections of
Chapter 325, Zoning, of the City Municipal Code – Determination of Environmental
Significance
WHEREAS, the City of Ithaca is considering revisions to Article III, Special Conditions and
Special Permits, and related sections of Chapter 325, Zoning, of the City Municipal Code, and
WHEREAS, appropriate environmental review has been conducted including the preparation of a
Short Environmental Assessment Form (FEAF), dated March 26, 2019, and
WHEREAS, the proposed amendments have been reviewed by the Tompkins County Department
of Planning and Sustainability pursuant to §239-l-m of New York State General Municipal Law,
which requires that all actions within 500 feet of a County or State facility, including County and
State highways, be reviewed by the County Planning Department, and has also been distributed
for review by the City of Ithaca Parks, Recreation, and Natural Resources Commission and the
City of Ithaca Planning and Development Board, and
WHEREAS, the proposed action is an “Unlisted” Action under the City Environmental Quality
Review Ordinance and the State Environmental Quality Review Act, and
WHEREAS, the Common Council of the City of Ithaca, acting as lead agency, has reviewed the
SEAF prepared by planning staff; now, therefore, be it
RESOLVED, that this Common Council, as lead agency in this matter, hereby adopts as its own
the findings and conclusions more fully set forth in the Short Environmental Assessment Form,
dated March 26, 2019, and be it further
RESOLVED, that this Common Council, as lead agency in this matter, hereby determines that
the proposed action at issue will not have a significant effect on the environment, and that further
environmental review is unnecessary, and be it further
RESOLVED, that this resolution constitutes notice of this negative declaration and that the City
Clerk is hereby directed to file a copy of the same, together with any attachments, in the City
Clerk’s Office, and forward the same to any other parties as required by law.

Ordinance 1:

4/2/2019
Revise Special Permits Process and Accessory Apartments Conditions

An Ordinance Amending The Municipal Code Of The City Of Ithaca, Chapter
325, Entitled “Zoning” To Article III, Special Conditions and Special
Permits
The ordinance to be considered shall be as follows:
ORDINANCE NO.
BE IT ORDAINED AND ENACTED by the City of Ithaca Common Council as
follows:
Section 1. The title of Article III of Chapter 325, Zoning, of the
Municipal Code of the City of Ithaca is hereby amended to read “Special
Permits and Related Special Conditions”.
Section 2. Section 9 of Chapter 325, Zoning, of the Municipal Code of
the City of Ithaca is hereby repealed in its entirety.
Section 3. A new section 9, entitled “Special Permits”, of Chapter
325, Zoning, is hereby added to the Municipal Code of the City of
Ithaca, to read as follows:
A. Intent. The intent of this section is to set forth regulations
and conditions which shall apply to certain land uses and
activities which are incongruous or sufficiently unique in
terms of their nature, location and effect on the surrounding
environment and the quality of the community to warrant
special evaluation of each individual case.
B. Applicability.
(1) The uses listed under the district regulations in
§325-8, District Regulations, which require a special
permit from the Planning and Development Board are as
follows:
(a) Accessory apartments in all R-1, R-2, CR-1, and
CR-2 districts.
(b) Cemeteries in all districts.
(c) Public utility facilities in all districts.
(d) Schools and related uses in all residential
districts.
(e) Nursery schools or child day-care centers in R-2,
CR-2 and R-U districts.
(f) Neighborhood retail or service commercial
facilities in R-2, R-3, CR-2, CR-3, and CR-4
districts.
(g) Hospitals or sanatoriums in R-3, CR-3, and CR-4
districts.
(h) Any use other than public recreation, classrooms,
or living accommodations in P-1 districts that
are located within 200 feet of adjoining
residential districts.
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(1)

(i)

(j)

In such P-1 districts, living
accommodations within 200 feet of an
adjoining residential district shall
conform to the use and area regulation
applying to the strictest adjoining
residential district.
Home occupations in all residential districts,
unless the home occupation meets all of the
following criteria:
(1) The occupation does not carry a stock of
merchandise or store materials for resale
or use in the occupation, except for a
reasonable quantity of office supplies
incidental to a small office;
(2) The occupation does not create traffic or
need for parking beyond that which is
incidental to the residential use of the
property. Factors that are not to be
considered incidental to residential use
are regularly scheduled events such as
deliveries, client or customer visits, or
similar events; and
(3) The occupation requires or performs no
exterior alterations and maintains no
exterior display visible from outside the
residence (including vehicle with signage
parked outside of the buildings) except a
nameplate as permitted by Chapter 272,
Signs, of the City Municipal Code.
(4) The occupation does not create any noise,
vibration, smoke, dust, or objectionable
effects not customarily incidental and
accessory to the residential use of the
property.
Towers or structures for the transmission or
receipt of radio or other electronic
communications signals (except those subject to
Article VA of this chapter), unless:
(1) The towers or structures are antennas or
satellite dishes with a maximum diameter of
six feet or less;
(2) Such antennas or satellite dishes are not
in a front yard;
(3) The maximum height (top to bottom) of such
antenna or satellite dish, including
attached mounting supports, is 10 feet or
less; and
(4) Such antennas or satellite dishes, if they
are to be located where they would
ordinarily be visible from a public way
adjoining the property, are subject to the
following conditions:
2
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(a)

(2)

(3)

If in a residential district or on a
lot abutting or across a street or
waterway from a residential district
they shall be screened from such view.
(b) In all other locations, they shall be
screened from such view or be of a
color and/or location that will
minimize their visual impact.
(k) Telecommunications Facilities and Services.
(l) Towers or structures intended for the generation
of electricity for the premises on which such
tower is located in all districts.
(m) Community or neighborhood gardens in all
districts.
(n) Group or adult day-care facilities in R-2 and CR2 districts.
(o) Redemption centers in B-2 districts.
(p) Bed-and-breakfast homes and bed-and-breakfast
inns in all districts.
(q) Neighborhood parking in any district where such
parking is permitted.
Any use allowed by special permit and requiring
signage is subject to the provisions of Chapter 272,
Signs, of the City Municipal Code, and such signage
shall be reviewed by the Planning and Development
Board as part of the special permit approval process.
All additional conditions for specific uses, as
identified in §325-10, Additional Conditions for
Special Permits, must be met or specifically waived by
resolution of the Planning and Development Board.

C. Special Permit Procedures.
(1) Submission of application materials. Applicants must
submit a complete special permit application,
including all applicable materials as described in the
application checklist. The Planning and Development
Board may require additional application materials,
depending on the scope and complexity of the project.
(2) Public notice.
(a) By mail. The applicant shall notify the owners
of record of all properties within 200 feet of
the property boundary of the project site at
least 20 days before the Planning and Development
Board meeting. Such notice shall be in the form
approved by the Board, briefly state essential
facts about the proposed special permit, and
inform recipients of the date, time, and place of
the meeting and the place where further
information about the proposal and review process
may be obtained. The applicant shall provide the
Board with certification of compliance with
notice procedures.
3
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(b)

(3)

(4)

(5)

(6)

By posting. The applicant shall post a sign at
the center of each property line of the project
site which front on a public or private roadway
or a public right-of-way at least 20 days before
the Planning and Development Board meeting. Such
signs shall be continuously maintained and
displayed facing the roadway until final action
has been taken by the Board to approve or deny
the special permit. The required signs shall be
obtained from the Division of Planning and
Development, and a nonrefundable fee shall be
paid for each sign or replacement obtained. At
the time such signs are obtained, the applicant
or the applicant’s representative shall indicate,
in writing, the date on which the signs are to be
erected.
(c) By newspaper. The hearing on the special permit
application shall be advertised in a newspaper of
general circulation in the City at least five
days before the hearing.
Planning and Development Board meeting. Following
timely receipt of a complete application for a special
permit, the Board shall schedule consideration of the
application at its earliest possible scheduled
meeting. The Board may establish its procedures and
requirements, within the framework provided by this
chapter, for the review of special permits.
Public hearing. Prior to rendering any decision on a
special permit application, the Board shall first hold
a public hearing on the proposed use. This may begin
concurrently with any required public hearing for the
purpose of environmental review and/or site plan
review of the same project and may continue after any
such environmental review or site plan review public
hearings are closed.
Within 65 days after completion of environmental
review on a special permit application, the Board
shall render one of the following decisions:
(a) Final approval.
(b) Final approval with conditions.
(c) Denial of the special permit.
Communication of decisions. The Director of Planning
and Development and the applicant shall be notified,
in writing, of the decision on a special permit
application no later than 10 working days after the
date of the decision.

D. Permit Review Criteria.
(1) General Criteria.
(a) A special permit shall be granted for a proposed
use or activity if it meets the following
criteria:
4
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(1)

(2)

The location and size of the use, the size
of the site in relation to it, and the
location of the site with respect to the
existing or future streets giving access to
it shall be such that the use will be in
harmony with the existing or intended
character of the neighborhood and will not
discourage the appropriate development of
adjacent land and buildings or impair the
enjoyment or value thereof.
(2) Operations in connection with the use shall
not be more objectionable to nearby
property by reason of noise, fumes,
increased vehicular traffic or parking
demand, vibration, or flashing lights than
would be the operations of any use
permitted without a special permit.
(3) The granting of a special permit may be
conditioned on the effect the use would
have on traffic, congestion, environment,
property values, municipal services,
character of the surrounding neighborhood,
or the general plan for the development of
the community.
(b) The Planning and Development Board shall deny a
special permit where it finds that a proposed use
would have a significant negative impact on
traffic, congestion, environment, property
values, municipal services, character of the
surrounding neighborhood, or the general plan for
the development of the community, including
considerations of occupant load, night operation,
and the use of chemical, biological, or
radioactive agents expected in connection with
the proposed activity.
(c) The applicant may be required by the Board to
submit plans for the site and parking facilities
and to disclose other features of the applicant’s
proposed use so as to afford the Board an
opportunity to weigh the proposed use in relation
to neighboring land uses and to cushion any
adverse effects by imposing conditions designed
to mitigate them. If the Board finds that the
adverse effects cannot be sufficiently mitigated,
then the Board shall deny the special permit.
Additional conditions for specific uses may be found
in §325-10, Additional Conditions for Special Permits.

E. Application Fees. The application fee shall be based on the
type of use for which the special permit is sought in
accordance with the following schedule.
(1) Accessory apartments and home occupations - $100
5
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(2)

All other special permits (including bed-and-breakfast
homes and inns) - $150

F. Expiration and Renewals.
(1) Special permits do not expire, with the following
exceptions:
(a) An accessory apartment special permit shall be
issued for a three-year period.
(1) The renewal of accessory apartment special
permits for additional three-year periods
shall be granted by the Director of
Planning and Development or designee
following the issuance of a Certificate of
Compliance for the entire property,
verifying that the conditions originally
set forth have not changed in any way. To
prevent expiration of the special permit,
the Certificate of Compliance must be
obtained within the three-year period.
(b) A home occupation special permit shall be issued
for a three-year period.
(1) The renewal of home occupation special
permits for additional three-year periods
shall be granted by the Director of
Planning and Development or designee
following the issuance of a Certificate of
Compliance for the entire property,
verifying that the conditions originally
set forth have not changed in any way. To
prevent expiration of the special permit,
the Certificate of Compliance must be
obtained within the three-year period.
(c) A bed-and-breakfast home or inn special permit in
all residential districts shall be issued for a
five-year period.
(1) All requirements pertaining to the
application for and granting of a firsttime special permit for a bed-and-breakfast
home or inn shall also apply to the
application for and granting of a renewed
special permit, including the application
and notification procedures set forth in
§325-9C and the expiration of such renewed
special permit after five years.
(d) A community or neighborhood garden special permit
shall expire automatically if the site is not
used as a community or neighborhood garden, as
defined in §325-3, for one complete garden
season.
(1) If a community or neighborhood garden
special permit should expire, a new

6
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(2)

application must be submitted pursuant to
§325-9C of this chapter.
It is the responsibility of permit holders to renew
their special permits prior to expiration.

G. Appeals. Any person aggrieved by any decision of the Board,
or any officer or agency of the City, regarding the issuance
of a special permit, may apply to the Supreme Court for review
by a proceeding under Article 78 of the Civil Practice Law and
Rules.
H. Revocation. The Director of Planning and Development or
designee shall revoke any special permit issued hereunder
should the applicant or the applicant’s tenant violate any
provision of this chapter or any condition imposed upon the
issuance of the special permit by the Planning and Development
Board.
Section 4. Section 10 of Chapter 325, Zoning, of the Municipal Code of
the City of Ithaca is hereby repealed in its entirety.
Section 5. A new section 10, entitled “Additional Conditions for
Special Permits”, of Chapter 325, Zoning, is hereby added to the
Municipal Code of the City of Ithaca, to read as follows:
A. Intent. The intent of this section is to set forth additional
requirements and conditions which shall apply to certain uses
allowed by special permit under §325-8, District Regulations,
of the City Municipal Code.
B. Applicability. All uses allowed by special permit shall be
subject to the criteria set forth in §325-9, Special Permits.
In addition, accessory apartments, bed-and-breakfast homes,
bed-and-breakfast inns, community or neighborhood gardens, and
schools and related uses shall be subject to additional
conditions as set forth in §325-10C.
C. Additional Conditions.
(1) Accessory Apartments. The following specific
conditions shall be applicable to all special permits
for accessory apartments:
(a) The owner(s) of the lot upon which the accessory
apartment is located shall occupy and maintain at
least one of the dwelling units on the premises
as a legal full-time residence, except for
temporary absences not to exceed 18 months
cumulatively in any five-year period. Longer
absences will result in revocation of the special
permit unless approved by the Planning and
Development Board.
(b) The main dwelling unit and the accessory
apartment unit each may be occupied by an
7
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(c)

(d)
(e)

(f)
(g)

(h)

individual or a family plus not more than one
unrelated occupant. Minor dependent children in
the care of a parent or relative shall be
excluded in determining the number of unrelated
occupants in a dwelling unit.
Accessory apartments may be located on one-family
properties in any district in which residential
use is permitted. An accessory apartment may be
located either in the main structure or in an
accessory building, provided that such accessory
building and main structure meet all the
requirements of the City of Ithaca Building Code.
There shall be no more than one accessory
apartment per lot.
The floor area of an accessory apartment within a
principal dwelling building shall not exceed 33
1/3% of the total habitable floor area of the
building in which it is located. If the Planning
and Development Board determines that a greater
floor space is necessary because the
configuration of the building makes meeting these
requirements impractical, then the Board may
waive the maximum.
Each accessory apartment shall be limited to a
maximum of two bedrooms.
Area requirements.
(1) A special permit for an accessory apartment
shall be granted by the Planning and
Development Board in spite of existing
legal area deficiencies, except where the
Board determines that there would be a
negative effect on surrounding properties.
(2) Notwithstanding any other requirements of
this section, a minimum side and rear yard
setback of five feet shall be required for
all existing structures.
(3) New structures housing accessory apartments
shall meet all applicable codes, including
the area requirements of this chapter.
(4) Temporary relief of area requirements for
purposes of a special permit shall
terminate with the special permit and shall
not be viewed as a variance.
If an accessory apartment is located in the main
building, the entry to the building and its
design shall be such that the appearance of the
building shall remain as a single-family
residence. New or additional front entrances or
windows are discouraged but in any event must be
in keeping with the architectural style of the
rest of the structure. Exterior stairways may
only be constructed in the rear, except where an
8
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(2)

alternate location would be less publicly
visible.
(i) One additional off-street parking space is
required for an accessory apartment.
(j) Within 30 days of approval of an accessory
apartment special permit, the owner(s) must
record at the Tompkins County Clerk’s office a
declaration of covenants on the subject property,
with cross-referencing to the original deed, and
provide proof of such recording and crossreferencing to the Department of Planning,
Building and Development, who may then issue a
building permit. The declaration shall state that
the right to use the property as a two-family
dwelling ceases if the property is not occupied
by the owner of this real property for his or her
legal full-time residence as required by §32510C(1) of the City of Ithaca Municipal Code. The
declaration shall go on to state that the special
permit granted by the Planning and Development
Board expires unless renewed every three years as
required by §325-9F(1)(a) of the City of Ithaca
Municipal Code. The Director of Planning and
Development or designee shall note the existence
of an accessory apartment on the record of the
property.
(k) Unapproved accessory apartments. Owners of
unapproved accessory apartments in existence as
of the effective date of this section shall have
90 days from the date of enactment to apply for
an accessory apartment temporary permit and to
meet the requirements of this section. Any such
property owner who is not in the process of
completing or who has not completed these
requirements within the required 90 days shall be
found in violation if the apartment is occupied.
Bed-and-breakfast homes and bed-and-breakfast inns in
all districts. The following specific conditions shall
be applicable to all special permits for bed-andbreakfast homes and bed-and-breakfast inns and must be
adhered to during the period that the bed-andbreakfast use is in operation:
(a) The bed-and-breakfast home or inn must obtain a
Certificate of Compliance.
(b) A bed-and-breakfast home must be owner-occupied and
owner-managed, as defined in §325-3. A bed-andbreakfast inn must be owner-managed.
(c) Bed-and-breakfast homes or inns in residential
zones must be compatible with the surrounding
residential neighborhood.
(d) No alterations to the exterior of the house for the
purpose of establishing or expanding bed-and9
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breakfast operations shall be permitted except for
routine maintenance, alterations not requiring a
building permit, restoration, or requirements
related to safety or handicapped accessibility.
There shall be no exterior indication of a
business, except the one permitted sign as
indicated below, and required parking. Drawings
illustrating any proposed exterior modifications
must be submitted with the special permit
application.
(e) No cooking facilities are permitted in the
individual guest rooms.
(f) In-house food service shall only be provided to
guests, owner-occupants, owner-managers, and staff.
(g) In R-2 districts, no bed-and-breakfast home may be
located on a lot closer than 500 feet to any other
lot containing a bed-and-breakfast home, with only
one such establishment permitted per block face.
Community or neighborhood gardens. The following
specific conditions shall be applicable to all special
permits for community or neighborhood gardens:
(a) At least one responsible adult, who shall be a
participant in the gardening, a representative of
the sponsoring organization, or the owner of the
subject property, shall administer or coordinate
the operation and act as a contact person for the
duration of the gardening activity.
(b) The area to be used will be operated in a
responsible manner at all times so as not to
present a nuisance to or interfere with the use of
enjoyment of neighboring private or public
property.
(c) Unused portions of the site shall be maintained in
a neat and orderly manner at all times.
(d) Gardening activity on individual plots must be
confined to the hours of 7:00 a.m. to 10:00 p.m.,
except that power machinery shall not be operated
before 8:00 a.m. or after 8:00 p.m.
(e) Power or motorized machinery used in preparing and
maintaining individual plots shall be no larger
than that normally used in connection with home
gardening (e.g. a typical walk-behind rototiller).
(f) Farm tractors or other heavy machinery shall not be
employed on the site except for initial site
development and for annual spring preparation and
fall cleanup, if necessary. In those instances, it
shall be operated only between 8:00 a.m. and 6:00
p.m. weekdays.
(g) Mulch, compost, or organic fertilizer employed in
the gardening is confined to the site in a neat and
orderly manner, and no fresh manure shall be used
or composted.
10
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(h)

(i)

(j)
(k)

(l)

(m)

(n)

(o)

All organic refuse and trash from the gardening
operations shall be promptly and properly disposed
of on at least a weekly basis and, pending
disposition, it shall be stored neatly in such a
way that it does not produce offensive odors or
attract dogs, racoons, or vermin.
Noxious fertilizers or noxious chemicals employed
in the gardening are used only with the knowledge
and consent of all gardeners using the site, all
adjoining property owners, and, in the event that
adjoining properties are rental residential
properties, with the knowledge and consent of the
head of each tenant household.
No flammable liquids shall be stored on the site.
Noise and odors produced in connection with the
gardening activity shall be no greater than those
normally associated with home gardening.
The entire site will be cleaned and left with a
neat appearance at the end of each gardening season
or within 30 days of revocation or expiration of a
permit, whichever occurs first.
The Planning and Development Board may prescribe
any conditions that it deems necessary or
desirable, including but not limited to additional
off-street parking spaces, so that the character of
the neighborhood shall be preserved and public
safety and welfare secured.
Approved special permits for community and
neighborhood gardens shall be reviewed by the
Director of Planning and Development or designee at
least annually for compliance with the above noted
conditions and other conditions specific to each
permit’s approval. If, following such review or
investigation of any complaint, the Director of
Planning and Development or designee determines
that a substantial violation exists, notice of such
violation shall be mailed to the designated contact
person, requiring that such violation be corrected
within 15 days. If satisfactory correction is not
made, the special permit may be revoked by the
Director of Planning and Development or designee.
In consideration of the fact that such gardens may
be of an interim nature, may occupy only a portion
of a parcel and may be located on property unsuited
for other uses permitted under this chapter, the
district regulations specified for permitted uses
under §325-8 of this chapter shall be superseded,
where applicable, by the following regulations for
community or neighborhood gardens:
(1) Minimum lot size: none
(2) Width in feet at the street line: none
required; however, sites lacking street
11
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(4)

frontage shall be accessible to vehicles and
pedestrians via a right-of-way of at least
eight feet in width.
(3) Permitted structures: No structures for human
habitation or occupancy shall be permitted
except for a weather shelter for gardeners,
which may have a maximum floor area of 64
square feet. A light accessory structure for
storage of gardening equipment and materials
for plant propagation, with a maximum floor
area of 64 square feet, may be erected
separately or attached to the weather
shelter. If necessary, a well-housing
structure for the production of water for
garden use may be erected with permission of
the owner of the site.
(4) Parking and loading space: At least one offstreet space on or immediately adjacent to
the site shall be provided for the use of the
gardeners for each 15 individual garden plots
on the site or portion thereof.
(5) Yard setbacks shall not be required, except
that the provisions of §325-17B and C and
§325-25 of this chapter shall apply to any
plantings, fences or accessory structures on
the site.
Schools and related uses. The following specific
conditions shall be applicable to all special permits
for schools and related uses in all residential
districts:
(a) If the proposed use is the expansion of an existing
educational use, the applicant must show a need to
expand into the residential area rather than into a
less-restrictive area. No special permit shall be
granted by the Planning and Development Board
unless the applicant can demonstrate that there is
no reasonable alternative to location or expansion
on the site proposed.
(b) The location and size of the use, the size of the
site in relation to it, the operations in
connection with the use and the parking and traffic
related to the operations shall not be such as to
create a significant hazard to the safety or
general welfare of the surrounding area.
(c) The proposed use or operation shall not produce or
present substantial danger of excessive noise,
noxious odors, noxious or harmful discharge, fire
or explosion, radiation, chemical or toxic release
or other conditions injurious to the health or
general welfare of occupants of nearby properties.

12
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(d)

The size and use of the facility or the
concentration with similar facilities in the
neighborhood shall not be so substantially out of
proportion to the character of the neighborhood as
to jeopardize the continued use of the neighborhood
for residential purposes.

Section 6. Severability. If any section, paragraph or provision of
this ordinance shall be determined to be invalid, such invalidity
shall apply only to the section, paragraph or provision adjudged
invalid, and the rest of the section shall remain valid and effective.
Section 7. Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices as
provided in the Ithaca City Charter.
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Ordinance 2:

Revise Permitted Accessory Uses in R-3 Districts

Deleted: 3/6/2019

An Ordinance Amending The Municipal Code Of The City Of Ithaca, Chapter
325, Entitled “Zoning” To Amend §325-8, District Regulations, for the
R-3 Zoning District
The ordinance to be considered shall be as follows:
ORDINANCE NO.
BE IT ORDAINED AND ENACTED by the City of Ithaca Common Council as
follows:
Section 1. Section 8, District Regulations, of Chapter 325, Zoning, of
the Municipal Code of the City of Ithaca is hereby amended to update all
headings pertaining to uses allowed by special permit in all districts
to read as follows (changes will appear on the District Regulations
Chart, which is a part of Chapter 325):
Column 1:
BY SPECIAL PERMIT OF PLANNING AND DEVELOPMENT BOARD
BOARD OF APPEALS

Formatted: Indent: Left: 0", Hanging: 0.5"
Formatted: Font: Bold, Underline

Section 2. Section 8, District Regulations, of Chapter 325, Zoning, of
the Municipal Code of the City of Ithaca is hereby amended to update a
section reference in the district regulations for Permitted Accessory
Uses in the R-1 Zoning District to read as follows (changes will appear
on the District Regulations Chart, which is a part of Chapter 325):
Column 3: Permitted Accessory Uses
8. Home occupations:
Special permits are required in
certain situations. See §325-9B(1) §3259C{i}.

Formatted: Strikethrough

Section 3. Section 8, District Regulations, of Chapter 325, Zoning, of
the Municipal Code of the City of Ithaca is hereby amended to modify the
district regulations for Permitted Accessory Uses in the R-3 Zoning
District to read as follows (changes will appear on the District
Regulations Chart, which is a part of Chapter 325):

Deleted: 2

Column 3: Permitted Accessory Uses
1. Required off-street parking.
2. Private garage for 4 or more cars.
3. Structures for construction purposes, not to remain over
two years.
4. Sign in connection with permitted use (see Sign Ordinance,
Ch. 272 of City of Ithaca Municipal Code).
5. By special permit:
Tower or structures for receipt or
transmission of electronic signals for commercial purposes
or for the generation of electricity to be used on the
premises where generated in any district (see §325-9).
Except for personal wireless service facilities.
6. Adult Day Care Home.
7. Home occupations: special permits are required in certain
situations (see §325-9B(1)).
8. By special permit: Neighborhood parking area subject to
regulation of §325-20(B).
9. Any accessory uses permitted in R-2.
1
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Ordinance 2:

Revise Permitted Accessory Uses in R-3 Districts

4 3. Section 8, District Regulations, of Chapter 325, Zoning, of the
Municipal Code of the City of Ithaca is hereby amended to modify the
district regulations for Permitted Primary Uses in the I-1 District to
read as follows (changes will appear on the District Regulations Chart,
which is a part of Chapter 325):
Column 2: Permitted Primary Uses
3. Any use not permitted in any other zoning district,
subject to the issuance of a special permit of the Board
of Zoning Appeals in accordance with §325-9 and concurrence
by the Common Council.
Section 5. Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices as
provided in the Ithaca City Charter.
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Ordinance 3:
Districts

Relocate Transition Regulations for R-3 Districts that abut R-1

An Ordinance Amending The Municipal Code Of The City Of Ithaca, Chapter
325, Entitled “Zoning” To Amend §325-19, Transition Regulations
The ordinance to be considered shall be as follows:
ORDINANCE NO.
BE IT ORDAINED AND ENACTED by the City of Ithaca Common Council as
follows:
Section 1. Section 19, Transition Regulations, of Chapter 325, Zoning,
of the Municipal Code of the City of Ithaca is hereby amended to add the
following subsection:
E.

Development in R-3 Districts which abut R-1 Districts. The
development of any permitted use in the R-3a or R-3b Zoning
Districts, except a one-family or two-family dwelling, shall
be subject to the following special conditions if the land on
which the development occurs directly abuts land in either
the R-1a or R-1b Zoning District:
(1)

(2)

(3)

(4)

Minimum lot size (area in square feet): The required
area in square feet needed to satisfy the minimum lot
size requirement shall be 150% of the requirement shown
on the District Regulations Chart for the R-3a or R-3b
District.
Maximum building height: The maximum building height
requirement shall be the same as the requirement for
the abutting R-1a or R-1b District.
Maximum percent of lot coverage by buildings:
The
maximum percent of lot coverage by buildings shall be
75% of the requirement shown on the District Regulations
Chart for the R-3a or R-3b District.
Yard dimensions, side or rear yards:
The minimum
required side or rear yard requirement shall be 150% of
the requirement shown on the District Regulations Chart
for the R-3a or R-3b District if the side or rear yard
abuts land in the R-1a or R-1b District.

Section 2. Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices as
provided in the Ithaca City Charter.
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Ordinance 4:

Remove Special Permits from BZA Powers and Duties

An Ordinance Amending The Municipal Code Of The City Of Ithaca, Chapter
325, Entitled “Zoning” To Amend §325-40, Board of Appeals; Variances
The ordinance to be considered shall be as follows:
ORDINANCE NO.
BE IT ORDAINED AND ENACTED by the City of Ithaca Common Council as
follows:
Section 1.
Section 325-40B(2)(b) of Chapter 325, Zoning, of
Municipal Code of the City of Ithaca is hereby amended as follows:
(b)

the

Required information. Every appeal or application for relief
shall set forth the interpretation that is claimed or the use
for which a special permit is sought or the details of the
variance applied for and the grounds for which it is claimed
that the variance should be granted, as the case may be.
Appeals and applications shall be in writing, on forms
prescribed by the Board of Appeals, and shall be filed with
the Secretary of the Board. The applicant shall provide a
site plan and such other drawings and/or additional
information as is necessary for the Board of Appeals to
properly consider the appeal or application for relief.

Section 2. Section 325-40B(2)(d) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby amended as follows:
(6)
(7)

Special permit applications for accessory apartments, bedand-breakfast homes, and home occupations: $100
All other special permit applications (including bed-andbreakfast inns): $150

Section 3. Section 325-40B(2)(e) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby amended as follows:
(e)

Notices to the public. If a variance, or interpretation or a
special permit is requested, the appellant shall send notice
of the same by mail to all property owners within 200 feet of
the boundaries of the lot under consideration. Such notice
shall state the relief sought, the type of use contemplated
and such additional information as shall be required by the
Zoning Administrator Director of Zoning Administration or the
designee of the Director of Planning and Development and shall
be mailed five days prior to the meeting of the Planning Board
which next precedes the public hearing. Proof of such mailing
shall be filed with the Board of Appeals prior to the holding
of the public hearing.

Section 4. Section 325-40B(2)(f) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby amended as follows:

1/31/2019

(f)

Report by the City Planning and Development Board. At least
seven days before any meeting of the Planning and Development
Board which precedes the date of the hearing required by law
on any application or appeal to the Board of Appeals, the
Secretary of the Board shall transmit to the Planning and
Development Board a copy of said application or appeal,
together with a copy of the notice of the aforesaid hearing.
When a variance, or interpretation or special permit is
requested, no Board of Appeals action thereon shall be taken
until the Planning and Development Board has had the
opportunity to submit a report as to conformance with longrange planning objectives. The Planning and Development Board
shall have the right to request that action by the Board of
Appeals be adjourned for one month to allow the Planning and
Development Board to submit such a report as to conformance
with long-range planning objectives.

Section 5. Section 325-40C(1) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby deleted in its entirety and the
subsequent subsections shall be renumbered accordingly.
Section 6. Section 325-40C(5) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby deleted in its entirety and the
subsequent subsections shall be renumbered accordingly.
Section 7. Section 325-40C(6) of Chapter 325, Zoning, of the Municipal
Code of the City of Ithaca is hereby amended as follows:
(6)

Imposition of conditions. The Board of Appeals shall, in the
granting of use variances, and area variances, and special
permits, have the authority to impose such reasonable
conditions and restrictions as are directly related to and
incidental to the proposed use of the property. Such
conditions shall be consistent with the spirit and intent of
the Zoning Ordinance and shall be imposed for the purpose of
minimizing any adverse impact such variance may have on the
neighborhood or community.

Section 8. Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices as
provided in the Ithaca City Charter.
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CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
JoAnn Cornish, Director
DEPARTMENT OF PLANNING & DEVELOPMENT
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

City of Ithaca Common Council

FROM:

JoAnn Cornish, City of Ithaca, Director of Planning and Development

DATE:

May 17, 2019, Updated June 5, 2019

RE:

Proposal to Amend Sections of Chapter 325, Zoning, of the City Municipal
Code Pertaining to Proposed Revisions to the CBD 60 Zoning District on
the 300, 400, and 500 Block of West State Street in the City of Ithaca

In June of 2013, the Common Council rezoned the West State Street/MLK corridor from B-2c to
CBD-60. This was done to encourage and accommodate anticipated development. However, it
was generally agreed upon at that time that there existed a desirable character along much of West
State Street that the City would like to see remain intact.
Upon further consideration and analysis, and when comparing a sixty foot tall building to existing
buildings, it has become clear that 60 feet at the street front on the 300, 400, and 500 block of West
State Street (blocks between South Albany Street and North Meadow Street), is not appropriate
and would result in a dramatic change to the existing character of the area. The pictures below
compare the existing structures along West State/MLK Street with an image of a proposed building
60 feet in height.

It is also important to note that this area is now located in the City’s Planned Unit Development
Overlay District, which allows for projects that provide significant community benefits to apply
for alternate zoning. Given that this additional zoning flexibility exists, staff feels that it is
appropriate to revisit the existing zoning.
1. Staff recommends adding minimum story heights of 12 feet, floor to floor on the ground
floor and 10 feet floor to floor on subsequent floors. The City has similar minimum story
1 | Page

height regulations in various other districts, including in the West End, Waterfront, and
Collegetown Zoning Districts. This language is intended to encourage ground floor
commercial uses, as well as to establish minimum standards for housing development.
2. Member of the Planning and Economic Development Committee of Common Council are
recommending a revision to the zoning ordinance that would limit the overall height to 52
feet and 5 stories (12 feet floor to floor height on the first story and 10 feet floor to floor
on subsequent stories) with an opportunity to build an 10 additional feet in height for a 6th
story, under the City’s Planned Unit Development Ordinance, if the developer includes
20% of the total unit count as affordable (50% to 80% of Area Median Income) or other
community benefit(s).
3. Additionally, in order to maintain the existing character of West State/MLK Street, staff
recommends all new construction located in the existing portion of the CBD-60 Zoning
District, directly fronting on the 300, 400, and 500 blocks of West State Street, shall require
that the front façade of any newly-constructed building contain a stepback of 15 feet after
the first 32 feet in height.
This will help maintain the look of pedestrian scale buildings along the street while still allowing
for increased density in the center of the block. This proposed change in the zoning would be for
properties on West State/MLK Street that are currently zoned CBD-60 between South Albany
Street and North Meadow Street.

2 | Page

Draft Resolution – Declaration of Lead Agency
05/08/19
An Ordinance Amending the Municipal Code of the City of Ithaca,
Chapter 325, Entitled “Zoning” to Establish Minimum Story Height
Requirements in all CBD Zoning Districts and a Minimum Stepback
Requirement for Properties on the 300, 400, and 500 Blocks of West
State/MLK Street.
WHEREAS, State Law and Section 176-6 of the City Code require that
a lead agency be established for conducting environmental review
of projects in accordance with local and state environmental law,
and
WHEREAS, State Law specifies that, for actions governed by local
environmental review, the lead agency shall be that local agency
which has primary responsibility for approving and funding or
carrying out the action, and
WHEREAS, the proposed zoning amendment is an “Unlisted” Action
pursuant to the City Environmental Quality Review (CEQR)
Ordinance, which requires environmental review under CEQR; now,
therefore, be it
RESOLVED, that the Common Council of the City of Ithaca does hereby
declare itself lead agency for the environmental review of the
proposal to amending the Municipal Code of the City of Ithaca,
Chapter 325, Entitled “Zoning,” to Establish Minimum Story Height
Requirements in all CBD Zoning Districts and a Minimum Stepback
Requirement for Properties on the 300, 400, and 500 Blocks of West
State/MLK Street, City of Ithaca Tax Parcels; 71.-1-10, 71.-1-11,
71.-1-12, 71.-1-13, 71.-1-14, 71.-1-15, 71.-1-16, 71.-1-17, 71.1-18, 71.-1-19.1, 71.-1-19.2, 71.-1-22, 71.-1-3, 71.-1-4, 71.-15, 71.-1-7, 71.-1-8, 71.-1-9, 71.-2-12, 71.-2-14, 71.-2-15, 71.2-18, 71.-2-19, 71.-2-20, 71.-2-4, 71.-2-5, 71.-5-1, 71.-5-10,
71.-5-11, 71.-5-12, 71.-5-13, 71.-5-17.2, 71.-5-18, 71.-5-19, 71.5-2, 71.-5-20, 71.-5-22, 71.-5-23, 71.-5-24, 71.-5-4, 71.-5-5,
71.-5-7, 71.-5-8,
71.-5-9, 71.-6-1, 71.-6-10, 71.-6-11, 71.-612, 71.-6-13, 71.-6-14, 71.-6-15, 71.-6-17, 71.-6-18, 71.-6-19,
71.-6-20, 71.-6-21, 71.-6-22, 71.-6-23, 71.-6-24, 71.-6-25, 71.6-26, 71.-6-5, 71.-6-6, 71.-6-7, 71.-6-8, 71.-6-9, 72.-3-10, 72.3-12, 72.-3-14, 72.-3-15, 72.-3-16, 72.-3-17, 72.-3-18.1, 72.-318.2, 72.-3-19, 72.-3-2, 72.-3-20, 72.-3-23.2, 72.-3-24, 72.-326, 72.-3-3, 72.-3-6, 72.-3-7, 72.-3-8, 72.-3-9, 72.-4-10, 72.-413, 72.-4-14, 72.-4-3, 72.-4-4, 72.-4-5, and 72.-4-9.

Draft Resolution – Negative Declaration of Environmental
Significance, 05/08/19
An Ordinance Amending the Municipal Code of the City of Ithaca,
Chapter 325, Entitled “Zoning” to Establish Minimum Story Height
Requirements in all CBD Zoning Districts and a Minimum Stepback
Requirement for Properties on the 300, 400, and 500 Blocks of West
State/MLK Street.
WHEREAS, the Common Council of the City of Ithaca is considering
a proposal to establish minimum story height requirements in all
CBD Zoning Districts and a minimum stepback requirement for
properties on the 300, 400, and 500 blocks of West State/MLK
Street, City of Ithaca Tax Parcels; 71.-1-10, 71.-1-11, 71.-1-12,
71.-1-13, 71.-1-14, 71.-1-15, 71.-1-16, 71.-1-17, 71.-1-18, 71.1-19.1, 71.-1-19.2, 71.-1-22, 71.-1-3, 71.-1-4, 71.-1-5, 71.-17, 71.-1-8, 71.-1-9, 71.-2-12, 71.-2-14, 71.-2-15, 71.-2-18, 71.2-19, 71.-2-20, 71.-2-4, 71.-2-5, 71.-5-1, 71.-5-10, 71.-5-11,
71.-5-12, 71.-5-13, 71.-5-17.2, 71.-5-18, 71.-5-19, 71.-5-2, 71.5-20, 71.-5-22, 71.-5-23, 71.-5-24, 71.-5-4, 71.-5-5, 71.-5-7,
71.-5-8, 71.-5-9, 71.-6-1, 71.-6-10, 71.-6-11, 71.-6-12, 71.-613, 71.-6-14, 71.-6-15, 71.-6-17, 71.-6-18, 71.-6-19, 71.-6-20,
71.-6-21, 71.-6-22, 71.-6-23, 71.-6-24, 71.-6-25, 71.-6-26, 71.6-5, 71.-6-6, 71.-6-7, 71.-6-8, 71.-6-9, 72.-3-10, 72.-3-12, 72.3-14, 72.-3-15, 72.-3-16, 72.-3-17, 72.-3-18.1, 72.-3-18.2, 72.3-19, 72.-3-2, 72.-3-20, 72.-3-23.2, 72.-3-24, 72.-3-26, 72.-3-3,
72.-3-6, 72.-3-7, 72.-3-8, 72.-3-9, 72.-4-10, 72.-4-13, 72.-4-14,
72.-4-3, 72.-4-4, 72.-4-5, and 72.-4-9, and
WHEREAS, the proposed action is a Type 1 Action under the City
Environmental Quality Review Ordinance,§ 176-4 Type 1 Actions,
B.7, “The adoption of zoning map changes and changes in the
allowable uses within any zoning district, affecting 2 or more
acres in the district”, and
WHEREAS, the appropriate environmental review has been conducted,
including the preparation of a Full Environmental Assessment Form
(FEAF) Part 1, dated May 22, 2019, and Part 2, dated May 23, 2019,
and
WHEREAS, the Common Council of the City of Ithaca, acting as
lead agency, has reviewed the FEAF prepared by Planning Staff;
now, therefore, be it

RESOLVED, that this Common Council, as lead agency in this matter,
hereby adopts as its own the findings and conclusions more fully
set forth on the Full Environmental Assessment Form, Part 1, dated
May 22, 2019, and Part 2, dated May 23, 2019, and be it further
RESOLVED, that this Common Council, as lead agency in this matter,
hereby determines that the proposed action at issue will not have
a significant effect on the environment, and that further
environmental review is unnecessary, and be it further
RESOLVED, that this resolution constitutes notice of this negative
declaration and that the City Clerk is hereby directed to file a
copy of the same, together with any attachments, in the City
Clerk’s Office, and forward the same to any other parties as
required by law.

06/04/19

An Ordinance Amending The Municipal Code Of The City Of Ithaca,
Chapter 325, Entitled “Zoning” To Establish Minimum Story Height
Requirements in all CBD Districts and a Minimum Stepback
Requirements for Properties on the, 300, 400, and 500 Blocks of
West State Street

The ordinance to be considered shall be as follows:
ORDINANCE NO.
AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY OF ITHACA,
CHAPTER 325, ENTITLED “ZONING” TO AMEND All CBD ZONING DISTRICTS
BE IT NOW ORDAINED AND ENACTED by the Common Council of the City
of Ithaca that Chapter 325 (Zoning) of the Municipal Code of the
City of Ithaca is hereby amended as follows:
Section 1. Chapter 325, Section 325-8A, District Regulations
Chart, be amended to add minimum story heights in all CBD Zoning
Districts, to read as follows:
“All new construction in the CBD Zoning Districts are required
to have a minimum height of 12’ floor to floor on the first
story and a minimum 10’floor to floor for each subsequent
story.”
Section 2. Chapter 325, Section 325-8A, District Regulations
Chart, be amended to change the maximum height in the CBD-60
district to 62’, and to change the maximum height in the CBD-50
district to 52’.
This is intended to allow for a 12’ minimum
height of the first story and a 10’ minimum height of each
subsequent story.
Section 3. Chapter 325, Section 325-5 of the Municipal Code of
the City of Ithaca, entitled “Zoning Map” is hereby amended to
change the zoning designation of the following parcels, or some
portion of these parcels, as shown on the attached map entitled
“Proposed West State Street Rezoning from CBD-60 to CBD-50 – May
23, 2019”, from CBD-60 to CBD-50: 71.-1-10, 71.-1-11, 71.-1-12,
71.-1-13, 71.-1-14, 71.-1-15, 71.-1-16, 71.-1-17, 71.-1-18, 71.1-19.1, 71.-1-19.2, 71.-1-22, 71.-1-3, 71.-1-4, 71.-1-5, 71.-17, 71.-1-8, 71.-1-9, 71.-2-12, 71.-2-14, 71.-2-15, 71.-2-18,
71.-2-19, 71.-2-20, 71.-2-4, 71.-2-5, 71.-5-1, 71.-5-10, 71.-511, 71.-5-12, 71.-5-13, 71.-5-17.2, 71.-5-18, 71.-5-19, 71.-5-2,
71.-5-20, 71.-5-22, 71.-5-23, 71.-5-24, 71.-5-4, 71.-5-5,
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71.-5-7, 71.-5-8, 71.-5-9, 71.-6-1, 71.-6-10, 71.-6-11, 71.-612, 71.-6-13, 71.-6-14, 71.-6-15, 71.-6-17, 71.-6-18, 71.-6-19,
71.-6-20, 71.-6-21, 71.-6-22, 71.-6-23, 71.-6-24, 71.-6-25, 71.6-26, 71.-6-5, 71.-6-6, 71.-6-7, 71.-6-8, 71.-6-9, 72.-3-10,
72.-3-12, 72.-3-14, 72.-3-15, 72.-3-16, 72.-3-17, 72.-3-18.1,
72.-3-18.2, 72.-3-19, 72.-3-2, 72.-3-20, 72.-3-23.2, 72.-3-24,
72.-3-26, 72.-3-3, 72.-3-6, 72.-3-7, 72.-3-8, 72.-3-9, 72.-4-10,
72.-4-13, 72.-4-14, 72.-4-3, 72.-4-4, 72.-4-5, and 72.-4-9.
Section 4. The City OF Ithaca Planning and Development Board,
the City Clerk and the Planning Department shall amend the
zoning map and the district regulations chart in accordance with
the amendments made herewith.
Section 5. Chapter 325, Section 325-8D, Additional Restrictions
in the CBD District, is hereby amended to add a subsection (4)
to read as follows:
325-8D.
4. In order to maintain the existing character and to preserve
the pedestrian scale along the street front, all new
construction located in the portion of the CBD-60 District
directly fronting on the 300, 400, and 500 blocks of West
State/MLK Street, the front façade of any newly-constructed
structure must contain a stepback of 15’ after the first 32’
in height, before the structure can build up to the maximum
allowable height in this district.

Section 6.
Severability. Severability is intended throughout
and within the provisions of this local law.
If any section,
subsection, sentence, clause, phrase or portion of this local
law is held to be invalid or unconstitutional by a court of
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competent jurisdiction, then that decision shall not affect the
validity of the remaining portion.
Section 7. Effective date. This ordinance shall take affect
immediately and in accordance with law upon publication of
notices as provided in the Ithaca City Charter.
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Full Environmental Assessment Form
Part 1 - Project and Setting
Instructions for Completing Part 1
Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information.
Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the applicant or project sponsor to verify that the information
contained in Part 1is accurate and complete.
A. Project and Applicant/Sponsor Information.
Name of Action or Project:
Zoning Ordinance Amendment

Project Location (describe, and attach a general location map):
300, 400, and 500 Block of West State Street, City of Ithaca

Brief Description of Proposed Action (include purpose or need):
An Ordinance Amending The Municipal Code Of The City Of Ithaca, Chapter 325, Entitled “Zoning” To Establish Minimum Story Height Requirements in all
CBD Zoning Districts and Minimum Stepback Requirements for Properties on the, 300, 400, and 500 Blocks of West State Street, City of Ithaca Tax
Parcels 71.-1-10, 71.-1-11, 71.-1-12, 71.-1-13, 71.-1-14, 71.-1-15, 71.-1-16, 71.-1-17, 71.-1-18, 71.-1-19.1, 71.-1-19.2, 71.-1-22, 71.-1-3, 71.-1-4, 71.-1-5,
71.-1-7, 71.-1-8, 71.-1-9, 71.-2-12, 71.-2-14, 71.-2-15, 71.-2-18, 71.-2-19, 71.-2-20, 71.-2-4, 71.-2-5, 71.-5-1, 71.-5-10, 71.-5-11, 71.-5-12, 71.-5-13,
71.-5-17.2, 71.-5-18, 71.-5-19, 71.-5-2, 71.-5-20, 71.-5-22, 71.-5-23, 71.-5-24, 71.-5-4, 71.-5-5, 71.-5-7, 71.-5-8, 71.-5-9, 71.-6-1, 71.-6-10, 71.-6-11,
71.-6-12, 71.-6-13, 71.-6-14, 71.-6-15, 71.-6-17, 71.-6-18, 71.-6-19, 71.-6-20, 71.-6-21, 71.-6-22, 71.-6-23, 71.-6-24, 71.-6-25, 71.-6-26, 71.-6-5, 71.-6-6,
71.-6-7, 71.-6-8, 71.-6-9, 72.-3-10, 72.-3-12, 72.-3-14, 72.-3-15, 72.-3-16, 72.-3-17, 72.-3-18.1, 72.-3-18.2, 72.-3-19, 72.-3-2, 72.-3-20, 72.-3-23.2,
72.-3-24, 72.-3-26, 72.-3-3, 72.-3-6, 72.-3-7, 72.-3-8, 72.-3-9, 72.-4-10, 72.-4-13, 72.-4-14, 72.-4-3, 72.-4-4, 72.-4-5, and 72.-4-9

Name of Applicant/Sponsor:

Telephone: 607-274-6551

JoAnn Cornish, Director of Planning and Development

E-Mail: jcornish@cityofithaca.org

Address: 108 East Green Street
City/PO: Ithaca

State:

Project Contact (if not same as sponsor; give name and title/role):

Telephone:

NY

Zip Code:

14850

E-Mail:
Address:
City/PO:

State:

Property Owner (if not same as sponsor):

Telephone:

N/A Applies to numerous Properties

Zip Code:

E-Mail:

Address:
City/PO:

State:

Zip Code:
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B. Government Approvals
B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial
assistance.)
Government Entity
a. City Counsel, Town Board, ✔
9 Yes 9 No
or Village Board of Trustees
b. City, Town or Village
9 Yes 9 No
Planning Board or Commission
c. City, Town or
9 Yes 9 No
Village Zoning Board of Appeals
d. Other local agencies
9 Yes 9 No
e. County agencies

9 Yes 9 No

f. Regional agencies

9 Yes 9 No

g. State agencies

9 Yes 9 No

h. Federal agencies

9 Yes 9 No

If Yes: Identify Agency and Approval(s)
Required
Adoption of Ordinance

Application Date
(Actual or projected)
July 3, 2019

i. Coastal Resources.
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway?
ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program?
iii. Is the project site within a Coastal Erosion Hazard Area?

9 Yes ✔
9 No
✔
9 Yes 9 No
9 Yes ✔
9 No

C. Planning and Zoning
C.1. Planning and zoning actions.
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the
only approval(s) which must be granted to enable the proposed action to proceed?
• If Yes, complete sections C, F and G.
• If No, proceed to question C.2 and complete all remaining sections and questions in Part 1

9 Yes 9 No
✔

C.2. Adopted land use plans.
✔
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site
9 Yes 9 No
where the proposed action would be located?
If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action
9 Yes ✔
9 No
would be located?
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway;
9 Yes ✔
9 No
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan;
or other?)
If Yes, identify the plan(s):
_______________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, 9 Yes ✔
9 No
or an adopted municipal farmland protection plan?
If Yes, identify the plan(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
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C.3. Zoning
a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance.
9 Yes 9 No
✔
If Yes, what is the zoning classification(s) including any applicable overlay district?
_________________________________________________________________________________________________________
CBD-50, CBD-60
_________________________________________________________________________________________________________
b. Is the use permitted or allowed by a special or conditional use permit?

9 Yes ✔
9 No

✔
c. Is a zoning change requested as part of the proposed action?
9 Yes 9 No
If Yes,
CBD-52, CBD-62
i. What is the proposed new zoning for the site? ___________________________________________________________________

C.4. Existing community services.
a. In what school district is the project site located?

________________________________________________________________
Ithaca

b. What police or other public protection forces serve the project site?
_________________________________________________________________________________________________________
Ithaca Police Department
c. Which fire protection and emergency medical services serve the project site?
__________________________________________________________________________________________________________
Ithaca Fire Department
d. What parks serve the project site?
__________________________________________________________________________________________________________
None
__________________________________________________________________________________________________________
D. Project Details
D.1. Proposed and Potential Development
a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all
components)?
_________________________________________________________________________________________________________
b. a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

_____________ acres
_____________ acres
_____________ acres

c. Is the proposed action an expansion of an existing project or use?
9 Yes 9 No
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units,
square feet)? % ____________________
Units: ____________________
d. Is the proposed action a subdivision, or does it include a subdivision?
9 Yes 9 No
If Yes,
i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)
________________________________________________________________________________________________________
ii. Is a cluster/conservation layout proposed?
9 Yes 9 No
iii. Number of lots proposed? ________
iv. Minimum and maximum proposed lot sizes? Minimum __________ Maximum __________
9 Yes 9 No
e. Will the proposed action be constructed in multiple phases?
_____ months
i. If No, anticipated period of construction:
ii. If Yes:
• Total number of phases anticipated
_____
• Anticipated commencement date of phase 1 (including demolition)
_____ month _____ year
• Anticipated completion date of final phase
_____ month _____year
• Generally describe connections or relationships among phases, including any contingencies where progress of one phase may
determine timing or duration of future phases: _______________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
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f. Does the project include new residential uses?
If Yes, show numbers of units proposed.
Two Family
One Family
Initial Phase
At completion
of all phases

9 Yes 9 No
Three Family

Multiple Family (four or more)

___________

___________

____________

________________________

___________

___________

____________

________________________

g. Does the proposed action include new non-residential construction (including expansions)?
If Yes,
i. Total number of structures ___________
ii. Dimensions (in feet) of largest proposed structure: ________height; ________width; and _______ length
iii. Approximate extent of building space to be heated or cooled: ______________________ square feet

9 Yes 9 No

h. Does the proposed action include construction or other activities that will result in the impoundment of any
9 Yes 9 No
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage?
If Yes,
i. Purpose of the impoundment: ________________________________________________________________________________
ii. If a water impoundment, the principal source of the water:
9 Ground water 9 Surface water streams 9 Other specify:
_________________________________________________________________________________________________________
iii. If other than water, identify the type of impounded/contained liquids and their source.
_________________________________________________________________________________________________________
iv. Approximate size of the proposed impoundment.
Volume: ____________ million gallons; surface area: ____________ acres
v. Dimensions of the proposed dam or impounding structure:
________ height; _______ length
vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):
________________________________________________________________________________________________________
D.2. Project Operations
a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? 9 Yes 9 No
(Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain onsite)
If Yes:
i .What is the purpose of the excavation or dredging? _______________________________________________________________
ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
• Volume (specify tons or cubic yards): ____________________________________________
• Over what duration of time? ____________________________________________________
iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them.
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iv. Will there be onsite dewatering or processing of excavated materials?
9 Yes 9 No
If yes, describe. ___________________________________________________________________________________________
________________________________________________________________________________________________________
v. What is the total area to be dredged or excavated? _____________________________________acres
vi. What is the maximum area to be worked at any one time? _______________________________ acres
vii. What would be the maximum depth of excavation or dredging? __________________________ feet
viii. Will the excavation require blasting?
9 Yes 9 No
ix. Summarize site reclamation goals and plan: _____________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment
9 Yes 9 No
into any existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description): ______________________________________________________________________________________________
_________________________________________________________________________________________________________
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ii. Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will the proposed action cause or result in disturbance to bottom sediments?
Yes 9 No
If Yes, describe: __________________________________________________________________________________________
9 Yes 9 No
iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation?
If Yes:
• acres of aquatic vegetation proposed to be removed: ___________________________________________________________
• expected acreage of aquatic vegetation remaining after project completion:________________________________________
• purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): ____________________________
____________________________________________________________________________________________________
• proposed method of plant removal: ________________________________________________________________________
• if chemical/herbicide treatment will be used, specify product(s): _________________________________________________
v. Describe any proposed reclamation/mitigation following disturbance: _________________________________________________
_________________________________________________________________________________________________________
c. Will the proposed action use, or create a new demand for water?
9 Yes 9 No
If Yes:
i. Total anticipated water usage/demand per day: __________________________ gallons/day
ii. Will the proposed action obtain water from an existing public water supply?
9 Yes 9 No
If Yes:
• Name of district or service area: _________________________________________________________________________
• Does the existing public water supply have capacity to serve the proposal?
9 Yes 9 No
• Is the project site in the existing district?
9 Yes 9 No
• Is expansion of the district needed?
9 Yes 9 No
• Do existing lines serve the project site?
9 Yes 9 No
iii. Will line extension within an existing district be necessary to supply the project?
9 Yes 9 No
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ________________________________________
____________________________________________________________________________________________________
• Source(s) of supply for the district: ________________________________________________________________________
iv. Is a new water supply district or service area proposed to be formed to serve the project site?
9 Yes 9 No
If, Yes:
• Applicant/sponsor for new district: ________________________________________________________________________
• Date application submitted or anticipated: __________________________________________________________________
• Proposed source(s) of supply for new district: _______________________________________________________________
v. If a public water supply will not be used, describe plans to provide water supply for the project: ___________________________
_________________________________________________________________________________________________________
vi. If water supply will be from wells (public or private), what is the maximum pumping capacity: _______ gallons/minute.
d. Will the proposed action generate liquid wastes?
9 Yes 9 No
If Yes:
i. Total anticipated liquid waste generation per day: _______________ gallons/day
ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and
approximate volumes or proportions of each): __________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will the proposed action use any existing public wastewater treatment facilities?
9 Yes 9 No
If Yes:
•
Name of wastewater treatment plant to be used: _____________________________________________________________
•
Name of district: ______________________________________________________________________________________
•
Does the existing wastewater treatment plant have capacity to serve the project?
9 Yes 9 No
•
Is the project site in the existing district?
9 Yes 9 No
•
Is expansion of the district needed?
9 Yes 9 No
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•
•

9 Yes 9 No
Do existing sewer lines serve the project site?
9 Yes 9 No
Will a line extension within an existing district be necessary to serve the project?
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ____________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
iv. Will a new wastewater (sewage) treatment district be formed to serve the project site?
9 Yes 9 No
If Yes:
•
Applicant/sponsor for new district: ____________________________________________________________________
•
Date application submitted or anticipated: _______________________________________________________________
•
What is the receiving water for the wastewater discharge? __________________________________________________
v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge or describe subsurface disposal plans):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Describe any plans or designs to capture, recycle or reuse liquid waste: _______________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point
9 Yes 9 No
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to total size of project parcel?
_____ Square feet or _____ acres (impervious surface)
_____ Square feet or _____ acres (parcel size)
ii. Describe types of new point sources. __________________________________________________________________________
_________________________________________________________________________________________________________
iii. Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?
________________________________________________________________________________________________________
________________________________________________________________________________________________________
• If to surface waters, identify receiving water bodies or wetlands: ________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
• Will stormwater runoff flow to adjacent properties?
9 Yes 9 No
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? 9 Yes 9 No
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel
9 Yes 9 No
combustion, waste incineration, or other processes or operations?
If Yes, identify:
i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)
_________________________________________________________________________________________________________
ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers)
________________________________________________________________________________________________________
iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)
________________________________________________________________________________________________________
g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit,
or Federal Clean Air Act Title IV or Title V Permit?
If Yes:
i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet
ambient air quality standards for all or some parts of the year)
ii. In addition to emissions as calculated in the application, the project will generate:
• ___________Tons/year (short tons) of Carbon Dioxide (CO2)
• ___________Tons/year (short tons) of Nitrous Oxide (N2O)
• ___________Tons/year (short tons) of Perfluorocarbons (PFCs)
• ___________Tons/year (short tons) of Sulfur Hexafluoride (SF6)
• ___________Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs)
• ___________Tons/year (short tons) of Hazardous Air Pollutants (HAPs)
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9 Yes 9 No
9 Yes 9 No

h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants,
9 Yes 9 No
landfills, composting facilities)?
If Yes:
i. Estimate methane generation in tons/year (metric): ________________________________________________________________
ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or
electricity, flaring): ________________________________________________________________________________________
_________________________________________________________________________________________________________
i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as
9 Yes 9 No
quarry or landfill operations?
If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial
9 Yes 9 No
new demand for transportation facilities or services?
If Yes:
 Evening
Weekend
i. When is the peak traffic expected (Check all that apply):  Morning
 Randomly between hours of __________ to ________.
ii. For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks): _____________
________________________________________________________________________________________________________
iii. Parking spaces:
Existing ___________________ Proposed ___________ Net increase/decrease _____________________
iv. Does the proposed action include any shared use parking?
Yes No
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe:
________________________________________________________________________________________________________
vi. Are public/private transportation service(s) or facilities available within ½ mile of the proposed site?
9 Yes 9 No
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric
9 Yes 9 No
or other alternative fueled vehicles?
9 Yes 9 No
viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing
pedestrian or bicycle routes?
k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand
9 Yes 9 No
for energy?
If Yes:
i. Estimate annual electricity demand during operation of the proposed action: ____________________________________________
_________________________________________________________________________________________________________
ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):
________________________________________________________________________________________________________
9 Yes 9 No
iii. Will the proposed action require a new, or an upgrade, to an existing substation?
l. Hours of operation. Answer all items which apply.
i. During Construction:
• Monday - Friday: _________________________
• Saturday: ________________________________
• Sunday: _________________________________
• Holidays: ________________________________

ii. During Operations:
•
Monday - Friday: ____________________________
•
Saturday: ___________________________________
•
Sunday: ____________________________________
•
Holidays: ___________________________________
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m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction,
9 Yes 9 No
operation, or both?
If yes:
i. Provide details including sources, time of day and duration:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
ii. Will the proposed action remove existing natural barriers that could act as a noise barrier or screen?
9 Yes 9 No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
n. Will the proposed action have outdoor lighting?
9 Yes 9 No
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen?
9 Yes 9 No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
o. Does the proposed action have the potential to produce odors for more than one hour per day?
9 Yes 9 No
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures: ______________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons)
9 Yes 9 No
or chemical products 185 gallons in above ground storage or any amount in underground storage?
If Yes:
i. Product(s) to be stored ______________________________________________________________________________________
ii. Volume(s) ______ per unit time ___________ (e.g., month, year)
iii. Generally, describe the proposed storage facilities:________________________________________________________________
________________________________________________________________________________________________________
q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
9 Yes 9 No
insecticides) during construction or operation?
If Yes:
i. Describe proposed treatment(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
ii. Will the proposed action use Integrated Pest Management Practices?
9 Yes 9 No
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal 9 Yes 9 No
of solid waste (excluding hazardous materials)?
If Yes:
i. Describe any solid waste(s) to be generated during construction or operation of the facility:
• Construction: ____________________ tons per ________________ (unit of time)
• Operation : ____________________ tons per ________________ (unit of time)
ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste:
• Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
• Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
iii. Proposed disposal methods/facilities for solid waste generated on-site:
• Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
• Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
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s. Does the proposed action include construction or modification of a solid waste management facility?
9 Yes 9 No
If Yes:
i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or
other disposal activities): ___________________________________________________________________________________
ii. Anticipated rate of disposal/processing:
• ________ Tons/month, if transfer or other non-combustion/thermal treatment, or
• ________ Tons/hour, if combustion or thermal treatment
iii. If landfill, anticipated site life: ________________________________ years
t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous 9 Yes 9 No
waste?
If Yes:
i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: ___________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
ii. Generally describe processes or activities involving hazardous wastes or constituents: ___________________________________
_________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Specify amount to be handled or generated _____ tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: ____________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility?
9 Yes 9 No
If Yes: provide name and location of facility: _______________________________________________________________________
________________________________________________________________________________________________________
If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
E. Site and Setting of Proposed Action
E.1. Land uses on and surrounding the project site
a. Existing land uses.
i. Check all uses that occur on, adjoining and near the project site.
9 Urban
9 Industrial 9 Commercial
9 Residential (suburban) 9 Rural (non-farm)
9 Forest 9 Agriculture 9 Aquatic
9 Other (specify): ____________________________________
ii. If mix of uses, generally describe:
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b. Land uses and covertypes on the project site.

•
•
•
•
•
•
•
•

Land use or
Covertype
Roads, buildings, and other paved or impervious
surfaces
Forested
Meadows, grasslands or brushlands (nonagricultural, including abandoned agricultural)
Agricultural
(includes active orchards, field, greenhouse etc.)
Surface water features
(lakes, ponds, streams, rivers, etc.)
Wetlands (freshwater or tidal)
Non-vegetated (bare rock, earth or fill)

Current
Acreage

Other
Describe: _______________________________
________________________________________
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Acreage After
Project Completion

Change
(Acres +/-)

c. Is the project site presently used by members of the community for public recreation?
9 Yes 9 No
i. If Yes: explain: __________________________________________________________________________________________
d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed
9 Yes 9 No
day care centers, or group homes) within 1500 feet of the project site?
If Yes,
i. Identify Facilities:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Does the project site contain an existing dam?
9 Yes 9 No
If Yes:
i. Dimensions of the dam and impoundment:
• Dam height:
_________________________________ feet
• Dam length:
_________________________________ feet
• Surface area:
_________________________________ acres
• Volume impounded: _______________________________ gallons OR acre-feet
ii. Dam=s existing hazard classification: _________________________________________________________________________
iii. Provide date and summarize results of last inspection:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility,
9 Yes 9 No
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?
If Yes:
i. Has the facility been formally closed?
9 Yes 9 No
• If yes, cite sources/documentation: _______________________________________________________________________
ii. Describe the location of the project site relative to the boundaries of the solid waste management facility:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
iii. Describe any development constraints due to the prior solid waste activities: __________________________________________
_______________________________________________________________________________________________________
g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin
9 Yes 9 No
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any
9 Yes 9 No
remedial actions been conducted at or adjacent to the proposed site?
If Yes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site
9 Yes 9 No
Remediation database? Check all that apply:
9 Yes – Spills Incidents database
Provide DEC ID number(s): ________________________________
9 Yes – Environmental Site Remediation database
Provide DEC ID number(s): ________________________________
9 Neither database
ii. If site has been subject of RCRA corrective activities, describe control measures:_______________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database?
9 Yes 9 No
If yes, provide DEC ID number(s): ______________________________________________________________________________
iv. If yes to (i), (ii) or (iii) above, describe current status of site(s):
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
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v. Is the project site subject to an institutional control limiting property uses?
9 Yes 9 No
• If yes, DEC site ID number: ____________________________________________________________________________
• Describe the type of institutional control (e.g., deed restriction or easement): ____________________________________
• Describe any use limitations: ___________________________________________________________________________
• Describe any engineering controls: _______________________________________________________________________
• Will the project affect the institutional or engineering controls in place?
9 Yes 9 No
• Explain: ____________________________________________________________________________________________
___________________________________________________________________________________________________
___________________________________________________________________________________________________
E.2. Natural Resources On or Near Project Site
a. What is the average depth to bedrock on the project site?

________________ feet
9 Yes 9 No

b. Are there bedrock outcroppings on the project site?
If Yes, what proportion of the site is comprised of bedrock outcroppings? __________________%
c. Predominant soil type(s) present on project site:

___________________________
___________________________
____________________________

__________%
__________%
__________%

d. What is the average depth to the water table on the project site? Average: _________ feet
e. Drainage status of project site soils: 9 Well Drained:
9 Moderately Well Drained:
9 Poorly Drained

_____% of site
_____% of site
_____% of site

f. Approximate proportion of proposed action site with slopes: 9 0-10%:
9 10-15%:
9 15% or greater:

_____% of site
_____% of site
_____% of site

g. Are there any unique geologic features on the project site?
9 Yes 9 No
If Yes, describe: _____________________________________________________________________________________________
________________________________________________________________________________________________________
h. Surface water features.
i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers,
9 Yes 9 No
ponds or lakes)?
ii. Do any wetlands or other waterbodies adjoin the project site?
9 Yes 9 No
If Yes to either i or ii, continue. If No, skip to E.2.i.
iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal,
9 Yes 9 No
state or local agency?
iv. For each identified regulated wetland and waterbody on the project site, provide the following information:
Name ____________________________________________ Classification _______________________
• Streams:
Lakes or Ponds: Name ____________________________________________ Classification _______________________
• Wetlands:
Name ____________________________________________ Approximate Size ___________________
• Wetland No. (if regulated by DEC) _____________________________
v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired
9 Yes 9 No
waterbodies?
If yes, name of impaired water body/bodies and basis for listing as impaired: _____________________________________________
___________________________________________________________________________________________________________

•

i. Is the project site in a designated Floodway?

9 Yes 9 No

j. Is the project site in the 100-year Floodplain?

9 Yes 9 No

k. Is the project site in the 500-year Floodplain?

9 Yes 9 No

l. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer?
9 Yes 9 No
If Yes:
i. Name of aquifer: _________________________________________________________________________________________
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m. Identify the predominant wildlife species that occupy or use the project site:
______________________________
_______________________________
______________________________
_______________________________

______________________________
______________________________
______________________________

n. Does the project site contain a designated significant natural community?
9 Yes 9 No
If Yes:
i. Describe the habitat/community (composition, function, and basis for designation): _____________________________________
________________________________________________________________________________________________________
ii. Source(s) of description or evaluation: ________________________________________________________________________
iii. Extent of community/habitat:
______________________ acres
• Currently:
• Following completion of project as proposed: _____________________ acres
• Gain or loss (indicate + or -):
______________________ acres
o. Does project site contain any species of plant or animal that is listed by the federal government or NYS as
9 Yes 9 No
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?
If Yes:
i. Species and listing (endangered or threatened):______________________________________________________________________________
________________________________________________________________________________________________________________________
________________________________________________________________________________________________________________________

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of
special concern?

9 Yes 9 No

If Yes:
i. Species and listing:____________________________________________________________________________________________________
_______________________________________________________________________________________________________________________

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing?
9 Yes 9 No
If yes, give a brief description of how the proposed action may affect that use: ___________________________________________
________________________________________________________________________________________________________
E.3. Designated Public Resources On or Near Project Site
a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to
9 Yes 9 No
Agriculture and Markets Law, Article 25-AA, Section 303 and 304?
If Yes, provide county plus district name/number: _________________________________________________________________
b. Are agricultural lands consisting of highly productive soils present?
9 Yes 9 No
i. If Yes: acreage(s) on project site? ___________________________________________________________________________
ii. Source(s) of soil rating(s): _________________________________________________________________________________
c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National
9 Yes 9 No
Natural Landmark?
If Yes:
i. Nature of the natural landmark:
9 Biological Community
9 Geological Feature
ii. Provide brief description of landmark, including values behind designation and approximate size/extent: ___________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
d. Is the project site located in or does it adjoin a state listed Critical Environmental Area?
9 Yes 9 No
If Yes:
i. CEA name: _____________________________________________________________________________________________
ii. Basis for designation: _____________________________________________________________________________________
iii. Designating agency and date: ______________________________________________________________________________
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
9 Yes 9 No
which is listed on the National or State Register of Historic Places, or that has been determined by the Commissioner of the NYS
Office of Parks, Recreation and Historic Preservation to be eligible for listing on the State Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource: 9 Archaeological Site
9 Historic Building or District
ii. Name: _________________________________________________________________________________________________
iii. Brief description of attributes on which listing is based:
_______________________________________________________________________________________________________
f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

9 Yes 9 No

g. Have additional archaeological or historic site(s) or resources been identified on the project site?
9 Yes 9 No
If Yes:
i. Describe possible resource(s): _______________________________________________________________________________
ii. Basis for identification: ___________________________________________________________________________________
h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local
9 Yes 9 No
scenic or aesthetic resource?
If Yes:
i. Identify resource: _________________________________________________________________________________________
ii. Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway,
etc.): ___________________________________________________________________________________________________
iii. Distance between project and resource: _____________________ miles.
i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers
9 Yes 9 No
Program 6 NYCRR 666?
If Yes:
i. Identify the name of the river and its designation: ________________________________________________________________
ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666?
9 Yes 9 No

F. Additional Information
Attach any additional information which may be needed to clarify your project.
If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any
measures which you propose to avoid or minimize them.

G. Verification
I certify that the information provided is true to the best of my knowledge.
May 22, 2019
JoAnn Cornish
Applicant/Sponsor Name ___________________________________
Date_______________________________________

Director of Planning and Development
Signature________________________________________________ Title_______________________________________
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

Agency Use Only [If applicable]
Project :
Date :

CBD 50, CBD 60 Amendments

May 23, 2019

Part 2 is to be completed by the lead agency. Part 2 is designed to help the lead agency inventory all potential resources that could
be affected by a proposed project or action. We recognize that the lead agency=s reviewer(s) will not necessarily be environmental
professionals. So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that
can be answered using the information found in Part 1. To further assist the lead agency in completing Part 2, the form identifies the
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question. When Part 2 is completed, the
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.
If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding
with this assessment.
Tips for completing Part 2:
• Review all of the information provided in Part 1.
• Review any application, maps, supporting materials and the Full EAF Workbook.
• Answer each of the 18 questions in Part 2.
• If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
• If you answer “No” to a numbered question, move on to the next numbered question.
• Check appropriate column to indicate the anticipated size of the impact.
• Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency
checking the box “Moderate to large impact may occur.”
• The reviewer is not expected to be an expert in environmental analysis.
•
If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general
question and consult the workbook.
• When answering a question consider all components of the proposed activity, that is, the Awhole action@.
• Consider the possibility for long-term and cumulative impacts as well as direct impacts.
• Answer the question in a reasonable manner considering the scale and context of the project.

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,
the land surface of the proposed site. (See Part 1. D.1)
If “Yes”, answer questions a - j. If “No”, move on to Section 2.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may involve construction on land where depth to water table is
less than 3 feet.

E2d

9

9

b. The proposed action may involve construction on slopes of 15% or greater.

E2f

9

9

c. The proposed action may involve construction on land where bedrock is exposed, or
generally within 5 feet of existing ground surface.

E2a

9

9

d. The proposed action may involve the excavation and removal of more than 1,000 tons
of natural material.

D2a

9

9

e. The proposed action may involve construction that continues for more than one year
or in multiple phases.

D1e

9

9

f. The proposed action may result in increased erosion, whether from physical
disturbance or vegetation removal (including from treatment by herbicides).

D2e, D2q

9

9

g. The proposed action is, or may be, located within a Coastal Erosion hazard area.

B1i

9

9

9

9

h. Other impacts: _______________________________________________________
___________________________________________________________________
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2. Impact on Geological Features
The proposed action may result in the modification or destruction of, or inhibit
access to, any unique or unusual land forms on the site (e.g., cliffs, dunes,
minerals, fossils, caves). (See Part 1. E.2.g)
If “Yes”, answer questions a - c. If “No”, move on to Section 3.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Identify the specific land form(s) attached: ________________________________
___________________________________________________________________

E2g

9

9

b. The proposed action may affect or is adjacent to a geological feature listed as a
registered National Natural Landmark.
Specific feature: _____________________________________________________

E3c

9

9

9

9

c. Other impacts: ______________________________________________________
___________________________________________________________________

3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water
bodies (e.g., streams, rivers, ponds or lakes). (See Part 1. D.2, E.2.h)
If “Yes”, answer questions a - l. If “No”, move on to Section 4.

✔
 NO
Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may create a new water body.

D2b, D1h

9

9

b. The proposed action may result in an increase or decrease of over 10% or more than a
10 acre increase or decrease in the surface area of any body of water.

D2b

9

9

c. The proposed action may involve dredging more than 100 cubic yards of material
from a wetland or water body.

D2a

9

9

d. The proposed action may involve construction within or adjoining a freshwater or
tidal wetland, or in the bed or banks of any other water body.

E2h

9

9

e. The proposed action may create turbidity in a waterbody, either from upland erosion,
runoff or by disturbing bottom sediments.

D2a, D2h

9

9

f. The proposed action may include construction of one or more intake(s) for withdrawal
of water from surface water.

D2c

9

9

g. The proposed action may include construction of one or more outfall(s) for discharge
of wastewater to surface water(s).

D2d

9

9

h. The proposed action may cause soil erosion, or otherwise create a source of
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.

D2e

9

9

i. The proposed action may affect the water quality of any water bodies within or
downstream of the site of the proposed action.

E2h

9

9

j. The proposed action may involve the application of pesticides or herbicides in or
around any water body.

D2q, E2h

9

9

k. The proposed action may require the construction of new, or expansion of existing,
wastewater treatment facilities.

D1a, D2d

9

9
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9

9

l. Other impacts: _______________________________________________________
___________________________________________________________________

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or
may have the potential to introduce contaminants to ground water or an aquifer.
(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t)
If “Yes”, answer questions a - h. If “No”, move on to Section 5.

✔
 NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c

9

9

b. Water supply demand from the proposed action may exceed safe and sustainable
withdrawal capacity rate of the local supply or aquifer.
Cite Source: ________________________________________________________

D2c

9

9

c. The proposed action may allow or result in residential uses in areas without water and
sewer services.

D1a, D2c

9

9

d. The proposed action may include or require wastewater discharged to groundwater.

D2d, E2l

9

9

e. The proposed action may result in the construction of water supply wells in locations
where groundwater is, or is suspected to be, contaminated.

D2c, E1f,
E1g, E1h

9

9

f. The proposed action may require the bulk storage of petroleum or chemical products
over ground water or an aquifer.

D2p, E2l

9

9

g. The proposed action may involve the commercial application of pesticides within 100
feet of potable drinking water or irrigation sources.

E2h, D2q,
E2l, D2c

9

9

9

9

h. Other impacts: ______________________________________________________
__________________________________________________________________

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
If “Yes”, answer questions a - g. If “No”, move on to Section 6.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in development in a designated floodway.

E2i

9

9

b. The proposed action may result in development within a 100 year floodplain.

E2j

9

9

c. The proposed action may result in development within a 500 year floodplain.

E2k

9

9

d. The proposed action may result in, or require, modification of existing drainage
patterns.

D2b, D2e

9

9

e. The proposed action may change flood water flows that contribute to flooding.

D2b, E2i,
E2j, E2k

9

9

f. If there is a dam located on the site of the proposed action, is the dam in need of repair,
or upgrade?

E1e

9

9
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g. Other impacts: ______________________________________________________
___________________________________________________________________

9

9

6. Impacts on Air
The proposed action may include a state regulated air emission source.
(See Part 1. D.2.f., D.2.h, D.2.g)
If “Yes”, answer questions a - f. If “No”, move on to Section 7.


✔ NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2g
D2g
D2g
D2g
D2g

9
9
9
9
9

9
9
9
9
9

D2h

9

9

b. The proposed action may generate 10 tons/year or more of any one designated
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.
c. The proposed action may require a state air registration, or may produce an emissions
rate of total contaminants that may exceed 5 lbs. per hour, or may include a heat
source capable of producing more than 10 million BTU=s per hour.

D2g

9

9

D2f, D2g

9

9

d. The proposed action may reach 50% of any of the thresholds in “a” through “c”,
above.

D2g

9

9

e. The proposed action may result in the combustion or thermal treatment of more than 1
ton of refuse per hour.

D2s

9

9

9

9

a. If the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:
i. More than 1000 tons/year of carbon dioxide (CO2)
ii. More than 3.5 tons/year of nitrous oxide (N2O)
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF6)
v. More than 1000 tons/year of carbon dioxide equivalent of
hydrochloroflourocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

f. Other impacts: ______________________________________________________
__________________________________________________________________

7.

Impact on Plants and Animals
The proposed action may result in a loss of flora or fauna. (See Part 1. E.2. m.-q.)
If “Yes”, answer questions a - j. If “No”, move on to Section 8.
Relevant
Part I
Question(s)

 NO
✔

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may cause reduction in population or loss of individuals of any
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.

E2o

9

9

b. The proposed action may result in a reduction or degradation of any habitat used by
any rare, threatened or endangered species, as listed by New York State or the federal
government.

E2o

9

9

c. The proposed action may cause reduction in population, or loss of individuals, of any
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.

E2p

9

9

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or
the Federal government.

E2p

9

9
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e. The proposed action may diminish the capacity of a registered National Natural
Landmark to support the biological community it was established to protect.

E3c

9

9

f. The proposed action may result in the removal of, or ground disturbance in, any
portion of a designated significant natural community.
Source: ____________________________________________________________

E2n

9

9

E2m

9

9

9

9

9

9

9

9

g. The proposed action may substantially interfere with nesting/breeding, foraging, or
over-wintering habitat for the predominant species that occupy or use the project site.
h. The proposed action requires the conversion of more than 10 acres of forest,
grassland or any other regionally or locally important habitat.
Habitat type & information source: ______________________________________
__________________________________________________________________

E1b

i. Proposed action (commercial, industrial or recreational projects, only) involves use of
herbicides or pesticides.

D2q

j. Other impacts: ______________________________________________________
__________________________________________________________________

8.

Impact on Agricultural Resources
The proposed action may impact agricultural resources. (See Part 1. E.3.a. and b.)
If “Yes”, answer questions a - h. If “No”, move on to Section 9.
Relevant
Part I
Question(s)

✔
 NO

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may impact soil classified within soil group 1 through 4 of the
NYS Land Classification System.

E2c, E3b

9

9

b. The proposed action may sever, cross or otherwise limit access to agricultural land
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

E1a, Elb

9

9

c. The proposed action may result in the excavation or compaction of the soil profile of
active agricultural land.

E3b

9

9

d. The proposed action may irreversibly convert agricultural land to non-agricultural
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

E1b, E3a

9

9

e. The proposed action may disrupt or prevent installation of an agricultural land
management system.

El a, E1b

9

9

f. The proposed action may result, directly or indirectly, in increased development
potential or pressure on farmland.

C2c, C3,
D2c, D2d

9

9

g. The proposed project is not consistent with the adopted municipal Farmland
Protection Plan.

C2c

9

9

9

9

h. Other impacts: ________________________________________________________
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9.

Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource. (Part 1. E.1.a, E.1.b, E.3.h.)
If “Yes”, answer questions a - g. If “No”, go to Section 10.

✔
 NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h

9

9

b. The proposed action may result in the obstruction, elimination or significant
screening of one or more officially designated scenic views.

E3h, C2b

9

9

c. The proposed action may be visible from publicly accessible vantage points:
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons)
ii. Year round

E3h
9
9

9
9

d. The situation or activity in which viewers are engaged while viewing the proposed
action is:
i. Routine travel by residents, including travel to and from work
ii. Recreational or tourism based activities

E3h

E1c

9
9

9
9

e. The proposed action may cause a diminishment of the public enjoyment and
appreciation of the designated aesthetic resource.

E3h

9

9

f. There are similar projects visible within the following distance of the proposed
project:
0-1/2 mile
½ -3 mile
3-5 mile
5+ mile

D1a, E1a,
D1f, D1g

9

9

9

9

E2q,

g. Other impacts: ______________________________________________________
__________________________________________________________________

10. Impact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological
resource. (Part 1. E.3.e, f. and g.)
If “Yes”, answer questions a - e. If “No”, go to Section 11.

 NO
✔

Relevant
Part I
Question(s)
a. The proposed action may occur wholly or partially within, or substantially contiguous
E3e
to, any buildings, archaeological site or district which is listed on the National or
State Register of Historical Places, or that has been determined by the Commissioner
of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for
listing on the State Register of Historic Places.

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

9

9

b. The proposed action may occur wholly or partially within, or substantially contiguous
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.

E3f

9

9

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source: ____________________________________________________________

E3g

9

9
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d. Other impacts: ______________________________________________________
__________________________________________________________________

9

9

9

9

9

9

9

9

If any of the above (a-d) are answered “Moderate to large impact may
e. occur”, continue with the following questions to help support conclusions in Part 3:
i.

The proposed action may result in the destruction or alteration of all or part
of the site or property.

E3e, E3g,
E3f

ii. The proposed action may result in the alteration of the property’s setting or
integrity.

E3e, E3f,
E3g, E1a,
E1b
E3e, E3f,
E3g, E3h,
C2, C3

iii. The proposed action may result in the introduction of visual elements which
are out of character with the site or property, or may alter its setting.

11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a
reduction of an open space resource as designated in any adopted
municipal open space plan.
(See Part 1. C.2.c, E.1.c., E.2.q.)
If “Yes”, answer questions a - e. If “No”, go to Section 12.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in an impairment of natural functions, or “ecosystem
services”, provided by an undeveloped area, including but not limited to stormwater
storage, nutrient cycling, wildlife habitat.

D2e, E1b
E2h,
E2m, E2o,
E2n, E2p

9

9

b. The proposed action may result in the loss of a current or future recreational resource.

C2a, E1c,
C2c, E2q

9

9

c. The proposed action may eliminate open space or recreational resource in an area
with few such resources.

C2a, C2c
E1c, E2q

9

9

d. The proposed action may result in loss of an area now used informally by the
community as an open space resource.

C2c, E1c

9

9

9

9

e. Other impacts: _____________________________________________________
_________________________________________________________________

12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical
environmental area (CEA). (See Part 1. E.3.d)
If “Yes”, answer questions a - c. If “No”, go to Section 13.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in a reduction in the quantity of the resource or
characteristic which was the basis for designation of the CEA.

E3d

9

9

b. The proposed action may result in a reduction in the quality of the resource or
characteristic which was the basis for designation of the CEA.

E3d

9

9

9

9

c. Other impacts: ______________________________________________________
__________________________________________________________________
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13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)
If “Yes”, answer questions a - f. If “No”, go to Section 14.

✔
 NO
Relevant
Part I
Question(s)

 YES

a. Projected traffic increase may exceed capacity of existing road network.

D2j

No, or
small
impact
may occur
9

b. The proposed action may result in the construction of paved parking area for 500 or
more vehicles.

D2j

9

9

c. The proposed action will degrade existing transit access.

D2j

9

9

d. The proposed action will degrade existing pedestrian or bicycle accommodations.

D2j

9

9

e. The proposed action may alter the present pattern of movement of people or goods.

D2j

9

9

9

9

f. Other impacts: ______________________________________________________
__________________________________________________________________

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.
(See Part 1. D.2.k)
If “Yes”, answer questions a - e. If “No”, go to Section 15.

 NO
✔

Relevant
Part I
Question(s)

Moderate
to large
impact may
occur
9

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action will require a new, or an upgrade to an existing, substation.

D2k

9

9

b. The proposed action will require the creation or extension of an energy transmission
or supply system to serve more than 50 single or two-family residences or to serve a
commercial or industrial use.

D1f,
D1q, D2k

9

9

c. The proposed action may utilize more than 2,500 MWhrs per year of electricity.

D2k

9

9

d. The proposed action may involve heating and/or cooling of more than 100,000 square
feet of building area when completed.
e. Other Impacts: ________________________________________________________
____________________________________________________________________

D1g

9

9

15. Impact on Noise, Odor, and Light
The proposed action may result in an increase in noise, odors, or outdoor lighting.
(See Part 1. D.2.m., n., and o.)
If “Yes”, answer questions a - f. If “No”, go to Section 16.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur
9

Moderate
to large
impact may
occur
9

a. The proposed action may produce sound above noise levels established by local
regulation.

D2m

b. The proposed action may result in blasting within 1,500 feet of any residence,
hospital, school, licensed day care center, or nursing home.

D2m, E1d

9

9

c. The proposed action may result in routine odors for more than one hour per day.

D2o

9

9
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d. The proposed action may result in light shining onto adjoining properties.

D2n

9

9

e. The proposed action may result in lighting creating sky-glow brighter than existing
area conditions.

D2n, E1a

9

9

9

9

f. Other impacts: ______________________________________________________
__________________________________________________________________

16. Impact on Human Health
The proposed action may have an impact on human health from exposure
to new or existing sources of contaminants. (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m. If “No”, go to Section 17.

✔
 NO

Relevant
Part I
Question(s)

 YES

No,or
small
impact
may cccur

Moderate
to large
impact may
occur

a. The proposed action is located within 1500 feet of a school, hospital, licensed day
care center, group home, nursing home or retirement community.

E1d

9

9

b. The site of the proposed action is currently undergoing remediation.

E1g, E1h

9

9

c. There is a completed emergency spill remediation, or a completed environmental site
remediation on, or adjacent to, the site of the proposed action.

E1g, E1h

9

9

d. The site of the action is subject to an institutional control limiting the use of the
property (e.g., easement or deed restriction).

E1g, E1h

9

9

e. The proposed action may affect institutional control measures that were put in place
to ensure that the site remains protective of the environment and human health.

E1g, E1h

9

9

f. The proposed action has adequate control measures in place to ensure that future
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.

D2t

9

9

g. The proposed action involves construction or modification of a solid waste
management facility.

D2q, E1f

9

9

h. The proposed action may result in the unearthing of solid or hazardous waste.

D2q, E1f

9

9

i. The proposed action may result in an increase in the rate of disposal, or processing, of
solid waste.

D2r, D2s

9

9

j. The proposed action may result in excavation or other disturbance within 2000 feet of
a site used for the disposal of solid or hazardous waste.

E1f, E1g
E1h

9

9

k. The proposed action may result in the migration of explosive gases from a landfill
site to adjacent off site structures.

E1f, E1g

9

9

l. The proposed action may result in the release of contaminated leachate from the
project site.

D2s, E1f,
D2r

9

9

m. Other impacts: ______________________________________________________
__________________________________________________________________
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17. Consistency with Community Plans
The proposed action is not consistent with adopted land use plans.
(See Part 1. C.1, C.2. and C.3.)
If “Yes”, answer questions a - h. If “No”, go to Section 18.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action’s land use components may be different from, or in sharp
contrast to, current surrounding land use pattern(s).
b. The proposed action will cause the permanent population of the city, town or village
in which the project is located to grow by more than 5%.
c. The proposed action is inconsistent with local land use plans or zoning regulations.

C2, C3, D1a
E1a, E1b
C2

9

9

9

9

C2, C2, C3

9

9

d. The proposed action is inconsistent with any County plans, or other regional land use
plans.

C2, C2

9

9

e. The proposed action may cause a change in the density of development that is not
supported by existing infrastructure or is distant from existing infrastructure.

C3, D1c,
D1d, D1f,
D1d, Elb
C4, D2c, D2d
D2j

9

9

9

9

C2a

9

9

9

9

f. The proposed action is located in an area characterized by low density development
that will require new or expanded public infrastructure.
g. The proposed action may induce secondary development impacts (e.g., residential or
commercial development not included in the proposed action)
h. Other: _____________________________________________________________
__________________________________________________________________

18. Consistency with Community Character
The proposed project is inconsistent with the existing community character.
(See Part 1. C.2, C.3, D.2, E.3)
If “Yes”, answer questions a - g. If “No”, proceed to Part 3.

 NO
✔

 YES

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may replace or eliminate existing facilities, structures, or areas
of historic importance to the community.

E3e, E3f, E3g

9

9

b. The proposed action may create a demand for additional community services (e.g.
schools, police and fire)

C4

9

9

c. The proposed action may displace affordable or low-income housing in an area where
there is a shortage of such housing.

C2, C3, D1f
D1g, E1a

9

9

d. The proposed action may interfere with the use or enjoyment of officially recognized
or designated public resources.

C2, E3

9

9

e. The proposed action is inconsistent with the predominant architectural scale and
character.

C2, C3

9

9

f. Proposed action is inconsistent with the character of the existing natural landscape.

C2, C3
E1a, E1b
E2g, E2h

9

9

9

9

g. Other impacts: ______________________________________________________
__________________________________________________________________

PRINT FULL FORM

Page 10 of 10

E RTE 79

E ROUTE 96)

EET
WEST SENECA STR
T
AT
JR
JR/S
/ST
TA
IN
IN
G
G
R
R
K
K
E
E
H
H
U
U
T
T
L
L
IN
IN
T
T
A
A
T
T
R
R
M
M
S
W
WE
ES

Zoning Boundary

Proposed Rezoning from
CBD-60 to CBD-50

ET
RE

TT
E
YE
ET
TE
AY
F
FA

ST

Southside
Community
0
Center




250

feet

NY State Plane, Central GRS 80 Datum
Map Source: City of Ithaca Zoning 2017 Ordinance
Map Prepared by: GIS Planning, City of Ithaca, NY, 23 May 2019.

500

T
ET
EE
TRE
AS
STR
VA
EV
EN
HG
NE
GE
TH
OU
UT
S
SO

Buildings
T
ET
E
E
E
R
R
T
T
S
S
N
N
E
E
E
E
R
R
G
G
T
ST
ES
WE
W
Parcel boundary

EE
T
ET
RE
TR
YS
AN
ST
BA
NY
UT
ALLB
TH
OU
HA
S
SO

UE
E
NU
EN
VE
ND
DA
AV
LAN
VE
ELA
EV
C
CLLE

U
TB
ES
BU
ST
W
WE

ST
R
TR
IN S
TH
LAIN
UT
HP
PLA
OU
S
SO

N

EET
T
STR
REE
N ST
OR
RN
CO
TH C
TS
UTH
ET
OU
TRE
EE
NS
SO
STR
RN
OR
RTH
CO
TH C
OR
N
NO

3)
E 34
34/1
/13)
TE
RT
ER
TE

Proposed West State Street Re-Zoning
CBD-50 --May 23, 2019
T
Eto
TR
E
ET
S
ST
RE
OCBD-60
A
ALLO
FF
FFrom
BU
UF
T
TB

City of Ithaca Planning Board

Memorandum
To:
From:
Date:
RE:

Common Council
Planning & Development Board
June 3, 2019
Planning Board Comments on the Proposal to Amend Sections of Chapter 325, Zoning, of the
City Municipal Code Pertaining to Proposed Revisions to the CBD 60 Zoning District on the 300,
400, and 500 Block of West State Street

At their May 28th meeting, the Planning and Development Board reviewed the above referenced
proposal and agreed to provide the following comments:






Board members support the change to a 12 foot floor to floor minimum for the ground floor.
Board members support the reduction in height to 5 stories and 52 feet.
Board members support implementation of a required step back on W State Street. Reducing
building height along the street will encourage design that is of a human scale and respects the
character of the neighborhood.
Board member did reach a consensus on the proposal to allow a 6th story if 20% of the total unit
count is affordable to households making 50‐80% AMI. Some members felt that additional
height should not be the incentive for affordable housing and would like to see the City develop
other options to incentivize developers to build affordable housing, such as the relaxation some
requirements.

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

Planning and Economic Development Committee

From: Jennifer Kusznir, Economic Development Planner
Date: June 5, 2019
RE:

City of Ithaca Planned Unit Development (PUD) –Conditional Approval: INHS
Redevelopment of the Former Immaculate Conception School

The purpose of this memo is to provide information regarding an application from Ithaca
Neighborhood Housing Services, for a Planned Unit Development (PUD) project to be located at
320-324 & 330 W. Buffalo St, and 309 N. Plain Street.
The project team presented and overview of their proposal at the April Planning Committee Meeting.
The proposed project involves the redevelopment of the former Immaculate Conception School into
a vibrant mixed-use community, specifically designed to address high-priority local needs. The overarching goal of this project is to provide both rental and for-sale housing that is affordable at a range
of household incomes (from less than 30% AMI up to 90% AMI for the rental units and 80% AMI
or below for the for-sale units) and that is suitable for a range of household sizes (from single people
to large families). The project will also provide space for non-profit organizations and will transfer
the existing gymnasium to GIAC.
The proposal includes the following elements:
•
•
•
•
•
•
•
•
•

•

Retention of the 1948 wing of the existing school building
Demolition and replacement of the c. 1920s wing of the school with a new four-story wing
connecting to the 1948 wing to form an “L”
Retention and rehabilitation of the Catholic Charities Building for their continued use
Detachment of the gymnasium wing and sale to the City for GIAC’s use
Construction of an as-yet undetermined number of rental row houses facing W. Buffalo
Street between Catholic Charities and N. Plain Street
Demolition of the existing building at 309 N. Plain Street and construction in that location
of a group of rental row houses
Construction of a group of four for-sale row houses facing N. Plain Street at W. Court
Street
The project will also include either the retention and conversion of the two houses at 33o
West Buffalo Street into two rental units, or demolition to allow the construction of an
additional group of row houses facing W. Buffalo.
Adaptive re-use of a portion of the existing school building for non-profit service
organizations.

In accordance with the adopted City process for consideration of a planned unit development, the
applicant has completed the enclosed City PUD application. Notice of the proposal was circulated
to all properties within 500’ of the project site and a public information session was held on Monday,

May 13th. The meeting was advertised in the Ithaca Journal, online, and the property was also posted
with signs. The meeting was well attended and the applicant answered questions on their proposed
project. The minutes from the meeting are enclosed.
The process for consideration of an application for Planned Unit Development requires that the
applicant obtain an approval in concept from the Common Council prior to beginning the site plan
review process. Enclosed for your consideration is a draft resolution to approve this project in
concept.
If this project is granted the conditional approval to proceed, the applicant will be permitted to begin
the site plan review process, despite any zoning-based deficiencies in the application. As a part of
the environmental review process for the project and the PUD, the Planning Board will update the
Common Council after each Planning Board meeting where the project is considered and will request
ongoing written comments from the Common Council. When and if the project has completed the
environmental review process and has received site plan approval, it (the applicant) will return to the
Common Council for final consideration of the adoption of the PUD.
If you have questions or require additional information, please feel free to contact me at
jenniferk@cityofithaca.org.

Part 1. – Applicant Information
03 14 2019
Application Date:____/____/_____

1. Applicant Information
Applicant Name(All principal owners of 15% or more must be listed): _______
Ithaca Neighborhood Housing Services
____________________________________________________________________

_____________________________________________________________________
115 W. Clinton St
Ithaca
NY
14850
Address:_______________________City:__________State:______Zip:________

277-4500
ltruame@ithacanhs.org
Phone:___________________________Email:____________________________
Immaculate Conception Church
Property Owner (If different from applicant):_______________________________________
113 N. Geneva St
Ithaca
NY
14850
Address:_________________________City:__________State:______Zip:______

Fr.Augustine.Chumo@dor.org
Phone:___________________________Email:____________________________

2. Property Information
(Applicant must provide either proof of ownership or an owner’s authorization)
320-324 & 330 W. Buffalo St, 309 N. Plain St.
Property Street Address: _____________________________________________

60.-2-5, 60.-2-11, 60.-2-12
Tax Parcel Number: ________________________________________________
please see attached
Legal description of Property: ________________________________________
R2-b
2.06ac
750 (3 sides)
Zoning District :______Area: ________Frontage: _____________
vacant private school, Catholic Charities office, residential
Current Uses: _____________________________________________________
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3. Project Information

Immaculate Conception School Redevelopment
Project Name: _______________________________________________________

________________________________________________________________________

Project Narrative and Summary of Community Benefits (attach additional sheets as
needed): ________________________________________________________________
See attached Project Description
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________

W.Buffalo St, N. Plain St., W. Court St.

Project Location:________________________________________________________

ex: 2.36, proposed: 2.09
Property Size (acres) – both existing & proposed:_____________________________
ex: 54,356; prop: 103,166
Building Size (square feet) – both existing & proposed:_________________________

10/2020-12/2021
Proposed Project Start & Completion Dates:_________________________________

78-83
Approx. # of rental housing units:__________________________________________
4 townhouses
Approx. # of for-sale housing units:_________________________________________

0
Approx. SF of office:_____________________________________________________

0
Approx. SF of retail/commercial:___________________________________________
11,000-20,000 possible
Approx. SF of community/non-profit use:____________________________________

0
Approx. SF of light industrial/high-tech:_____________________________________
0
Approx. SF of industrial/manufacturing:_____________________________________
0
Approx. SF of other uses specify: ___________________________________________

Part 4. – Project Costs
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$17,531,265

Cost of New Construction:___________________
$2,850,000

Value of Improvements:_____________________
$75,400

Value of Equipment to Be Acquired:___________

$4,874,020

Other:____________________________________

$25,330,865

Total:____________________

Part 5. – Criteria and Potential Project Benefits

Please see attached narrative

Minimum Qualification Criteria
A PUD can only be established if the following criteria are all determined to have
been met:


Does the project further the health and welfare of the community; and



Is the project in accordance with the City Comprehensive Plan



Does the project create at least one long term community benefit



Is the property located in an area of the City currently zoned industrial

PUD Approval Considerations
In addition to meeting the minimum criteria, the following will also be considered
when evaluating whether to grant a PUD for a proposed project:

(1)

Please demonstrate why this project can’t move forward under existing zoning.
Why should a PUD be a desirable way to regulate development on this site?

(2)

Will the project provide for public access pedestrian linkages (active
recreation)?

(3)

What are the heights of buildings in this project? How do building masses and
locations compare to each other and to other structures in the vicinity?

(4)

Are there available and adequate transportation systems within the PUD for
pedestrians, bicycles, and motor vehicles, including transit? What is the impact
on the external transportation network?

(5)

What is the character of the neighborhood in which the PUD is being
proposed? Are there safeguards provided to minimize possible detrimental
effects of the proposed use on adjacent properties and the neighborhood in
general?
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(6)

How do the proposed open space and recreational systems function within the
PUD and in relation to the City’s overall open space and recreational systems?

(7)

What is the general ability of the land to support the development, including
such factors as slope, depth to bedrock, depth to water table and soil type?

(8)

What potential impacts are there on environmental, historical, and architectural
resources? Does the proposed PUD serve to protect these resources?

(9)

What potential impacts are there on local government services?

(10)

Is there available and adequate water service?

(11)

Is there available and adequate sewer service?

(12)

Will the PUD provide several of the community benefits listed below that
contribute to making the project a long-term asset for the community?

Potential Community Benefits Resulting from the PUD Project
(1)

What will be the increase to the tax roll value of new real property?

(2)

How many FTE jobs will be created as a result of the project? Will the project
result in job creation of positions that pay at least a living wage?

(3)

Will the project result in job creation of which at least 51% will be held by
persons earning 80% or less of Area Median Income?

(4)

Will the applicant provide affordable housing at rents that do not exceed Fair
Market Rents occupied by households earning no more than 80% of Area
Median Income, adjusted for family size (must determine duration)?

(5)

Will the project fill vacant store fronts?

(6)

Will the project involve environmental remediation?

(7)

Is the project a historic preservation project (in accordance with the Secretary
of Interior's standards)?

(8)

Will the project be assisting/contracting/renting to MWBEs?

(9)

Will the project provide free (reduced cost) community space in the project (for
example to a 501c3 non-profit)?

(10)

Will the project produce large-scale alternative energy, local energy or
combined heat/power that results in a significant reduction in greenhouse gas
emission?

(11)

Will the project result in high tech job creation?

(12)

Does the project contain the redevelopment of a Brownfield site?

(13)

Will this project provide any other community wide benefits?
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Immaculate Conception School Redevelopment
Planned Unit Development Application Narrative
Ithaca Neighborhood Housing Services
3/14/19

Project Narrative and Summary of Community Benefits
Ithaca Neighborhood Housing Services’ vision for the redevelopment of this unique property is to create
a vibrant mixed-use community, specifically designed to address high-priority local needs. Toward that
end, we are now in the process of engaging neighbors, potential partners, and other stakeholders,
through a series of public meetings, to determine the appropriate final configuration of the project. We
are beginning the PUD process concurrent with this public outreach because of the deadlines imposed
by our funding sources for the receipt of local land use approvals. For this reason, our application
describes a range, albeit a fairly narrow one, of likely project configurations. We will keep the City
apprised as this range of options narrows until ultimately the final details of the project are determined.
The over-arching goal of INHS’ redevelopment of the Immaculate Conception School site is to provide
both rental and for-sale housing that is affordable at a range of household incomes (from less than 30%
AMI up to 90% AMI for the rental units and 80% AMI or below for the for-sale units) and that is suitable
for a range of household sizes (from single people to large families). The project will also provide space
for an as-yet undetermined number of non-profit organizations that serve the local community, and will
transfer the existing gymnasium to GIAC. The project team is committed to accomplishing these goals
within a physical form that is compatible with the character of the neighborhood, respectful of
neighboring land uses, and responsive to community input.
As of the date of submission of this application we have held one community meeting to receive
feedback on our initial design. Our second meeting is scheduled for March 28, at which time we will
present our responses to the comment received at the first meeting, and begin to delve more deeply
into the aesthetics of the new design. Based on what we’ve heard so far and on the financial modeling
done to date, our proposed redevelopment of the site will include the following specific elements:
• Retention of the 1948 wing of the existing school building
• Demolition and replacement of the c. 1920s wing of the school with a new four-story wing
connecting to the 1948 wing to form an “L”
• Retention and rehabilitation of the Catholic Charities Building for their continued use
• Detachment of the gymnasium wing, subdivision to create a separate legal lot, and sale of that
gymnasium parcel to the City for GIAC’s use
• Construction of an as-yet undetermined number of rental row houses facing W. Buffalo Street
between Catholic Charities and N. Plain Street
• Demolition of the existing building at 309 N. Plain Street and construction in that location of a
group of rental row houses
• Construction of a group of four for-sale row houses facing N. Plain Street at W. Court Street

There are two possible approaches under consideration at this time for the house at 330 W. Buffalo:
retention and conversion into two rental units, or demolition to allow the construction of an additional
group of row houses facing W. Buffalo. Please note that the attached site plans reflect demolition of
this house in order to show the maximum density at this corner that we may propose.
Also still undetermined is the amount of non-residential space that will be included within the existing
school building. Our application describes the two most likely scenarios: allocation of the ground floor
only of the 1948 wing for non-profit use, or allocation of that ground floor plus approximately half the
first floor of that wing for non-profit use. The attached site plans reflect both of these possible options.
We are in discussions with a group of potential users for this space (and they are in various stages of
discussion with their boards), each of which have distinctly different space needs. All are communitybased non-profit service organizations.
PUD Approval Considerations
1. Please demonstrate why this project can’t move forward under existing zoning. Why should a
PUD be a desirable way to regulate development on this site?
The City determined that it was appropriate to include this site in the 2018 expansion of the
PUDOD, presumably due to the non-conforming nature of the existing structures and potential
for redevelopment of the site to appropriately address significant local needs. Current zoning is
R2b, which would limit development to single family homes and duplexes with a maximum
height of 35 feet.
2. Will the project provide for public access pedestrian linkages (active recreation)?
The site is entirely surrounded by public sidewalks and is located immediately across the street
from the new park at Markles Flats and adjacent Alex Haley Pool.
3. What are the heights of buildings in this project? How do building masses and locations
compare to each other and to other structures in the vicinity?
The two-story row houses that front on W. Buffalo and N. Plain Streets will have gabled roof
forms and will be approximately 25’ in height. They will face existing neighborhood buildings
that range in size from 1.5 to 3 stories in height and generally have gabled roofs (a handful have
flat roofs). Most houses in the neighborhood are single-family forms (though many now include
more than one residential unit). Row houses are rare in Ithaca, but one of the very few that
does exist is located in this neighborhood: diagonally across from GIAC on the corner of N.
Albany and W. Court Streets.
The existing two-and-one-half-story wing of the school will be retained and our current plan is
to add a new two-story “end cap” that will bring the building setback on N. Plain Street more in
line with the shallower setbacks that predominate in the neighborhood.

The new wing of the multi-family building will be four stories and approximately 55 feet in
height. This tallest portion of the project is located immediately adjacent to Beverly J. Martin
Elementary School, which, though only three stories in height, is 52’ feet tall at the peak of its
parapet. The new wing will step down to a height of three stories (approx. 33 feet) as it nears
W. Buffalo Street, with an “end cap” that echoes the planned addition to the existing wing on N.
Plain Street. The adjacency of BJM, the perpendicular orientation of this wing to Buffalo Street,
and the reduction in the height of this wing as it nears Buffalo Street, allow us to provide greater
residential density on the interior of this half-block lot without overwhelming the surrounding
neighborhood with a structure that is out of scale.
4. Are there available and adequate transportation systems within the PUD for pedestrians,
bicycles, and motor vehicles, including transit? What is the impact on the external
transportation network?
The site is located in a highly walkable and bikeable neighborhood (Walk Score: 92; Bike Score:
87). It is completely surrounded by public sidewalks and the development itself will provide
internal circulation connecting to this public network. The site is bounded on one side by a bike
boulevard. Covered bicycle storage will be provided as part of the new development. Multiple
public transit stops are located within easy walking distance: on W. Seneca, S. Albany, and W.
State Streets. The development will incorporate surface parking for both residents and nonprofits organizations who have space in the building. INHS has analyzed the number of private
vehicles our residents typically own based on the number, size, and income levels of the units in
the development and the location of the development within the community. An analysis of the
proposed project using this parking calculator identifies the need for approximately 27-30
parking spaces for residents. The development is currently showing 55 parking spaces, leaving
approximately 25 spaces for our non-profit partners. We do not anticipate any significant
impact on the external transportation network; however, we will be conducting a traffic study as
part of our Site Plan Review process and will respond to any negative impacts that may be
identified.
5. What is the character of the neighborhood in which the PUD is being proposed? Are there
safeguards provided to minimize possible detrimental effects of the proposed use on adjacent
properties and the neighborhood in general?
The neighborhood is composed primarily of for-sale and rental residences in single- and multifamily homes, and educational and recreational uses, with some neighborhood commercial and
non-profit office space. The project will not introduce any new uses into the neighborhood, but
will introduce a multi-family apartment building, something that does not currently exist at the
proposed scale. Because the project site covers the entire half block, the visual impact of this
new building type can be minimized by stepping the new building back from the street and
locating it adjacent to the BJM School building, using infill row houses at the site perimeter to
preserve the residential scale that is common throughout the neighborhood. In taking this
approach, INHS is intentionally limiting not only the visual impact of the project but the number
of new residents who will be added to the neighborhood. We believe that 70-80 new units on a

half-block site is an appropriate density level, given the sites location on the edge of the
downtown core.
6. How do the proposed open space and recreational systems function within the PUD and in
relation to the City’s overall open space and recreational systems?
A review of historic Sanborn maps shows that the project as proposed will restore the rhythm of
the streetscape that was lost when existing buildings that previously fronted on W. Buffalo, N.
Plain, and W. Court Streets were demolished over the years as the school campus grew. This
small-scale residential development at the perimeter of the lot will preserve traditional front
and rear yards around each building. The multi-family building will extend the existing footprint
of the school marginally, bringing the ends of the building closer to the typical front yard setback
found throughout the neighborhood. Most existing green space on the site will be retained, and
new green space will be added around the for-sale townhomes that will replace the parking lot
on the corner of N. Plain and W. Court Streets. A small playground for young children will be
located onsite. The project is surrounded by recreational opportunities in the form of the park
at Markles Flats, the Alex Haley Pool, GIAC, and the playground at BJM (which is available for
public use when school is not in session).
7. What is the general ability of the land to support the development, including such factors as
slope, depth to bedrock, depth to water table, and soil type?
The site is level. Depth of bedrock and depth to water table are unknown at this time; however,
the presence of BJM and GIAC immediately adjacent, as well as the presence of the existing
school building, indicate that the soil is suitable to support a building of a similar type and size.
8. What potential impacts are there on local government services?
The addition of 70-80 units of new housing is not expected to impact local government services
in any significant way.
9. Is there available and adequate water service?
We have requested a water availability letter from Erik Whitney and have not yet received a
response; however, we do anticipate there will be sufficient water service available based in
part on the fact that the system had sufficient capacity for the school use.
10. Is there available and adequate sewer service?
Again, we have requested a sewer capacity letter from Erik Whitney and have not yet received a
response, but we anticipate there will be sufficient capacity based in part on the fact that the
system had sufficient capacity for the school.

11. Will the PUD provide several of the community benefits listed below that contribute to making
the project a long-term asset for the community?
Yes. Please see below.
Potential Community Benefits Resulting from the PUD Project
1. What will be the increase to the tax roll value of the new real property?
The property is currently wholly exempt. Upon completion, we are projecting the project will
pay approximately $45,000 annually in property taxes via a PILOT. We intend to submit a
request for a PILOT similar to the one approved by the City for the recent INHS Rental
Preservation project, providing for a payment of 12% of Net Operating Income annually.
2. How many FTE jobs will be created as a result of the project? Will the project result in job
creation of positions that pay at least a living wage?
We are projecting 1.5 FTE jobs created on INHS’ staff as a result of the project. Those will be
living wage positions. It is also possible there could be new jobs created by the non-profit
organizations that occupy the space, but at this time that is unknown.
3. Will the project result in job creation of which at least 51% will be held by persons earning 80%
or less of Area Median Income?
Potentially.
4. Will the applicant provide affordable housing at rents that do not exceed Fair Market Rents
occupied by households earning no more than 80% of Area Median Income, adjusted for family
size?
Yes. This is the overarching purpose of the project.
5. Will the project fill vacant store fronts?
No, though it will remove a vacant school building.
6. Will the project involve environmental remediation?
Yes. Asbestos and lead-based paint remediation will be required, and it is possible there may be
some limited soils remediation as well.
7. Is the project a historic preservation project (in accordance with the Secretary of Interior’s
Standards)?
No, there are no designated historic resources present.
8. Will the project be assisting/contracting/renting to MWBEs?
Yes. We will be required to award at least 30% of the value of our State Housing Trust Fund loan
to Certified MWBE contractors, subs, or suppliers.

9. Will the project provide free (reduced cost) community space in the project (for example to a
501c3)?
Yes. The non-profit spaces in the project will be leased at a reduced cost.
10. Will the project produce large-scale alternative energy, local energy, or combined heat/power
that results in a significant reduction in greenhouse gas emissions?
No.
11. Will the project result in high tech job creation?
No.
12. Does the project contain the redevelopment of a Brownfield site?
No.
13. Will this project provide any other community-wide benefits?
The project will adaptively re-use a largely vacant, centrally located site, supporting the City’s
Comprehensive Plan goal of increasing residential density through appropriate infill
development on underutilized parcels.

EXHIBIT A
Legal Description
Property Address: 320 West Buffalo Street, Ithaca, New York
Tax Account Number: 60.-2-5
ALL THAT TRACT OR PARCEL OF LAND situate in The Village of Ithaca/County of
Tompkins and State of New York and being a part of Block Number One Hundred and Seven in
said Village, bounded and described as following: Beginning in the North Line of Buffalo Street
in said Village of Ithaca at a point One Hundred and Thirty Two (132) feet East of the East Line
of Plain Street in said Village and running therein North about one hundred and thirty two (132)
feet; Thence West Sixty Six (66) feet; thence North Sixty Six (66) feet; Thence East Sixty Six
(66) feet; Thence South Sixty Six (66) feet; Thence East One Hundred and Thirty Two (132)
feet; Thence South two hundred and sixty four (264) feet to the South Line of Buffalo Street; and
thence West along the said South line of said Buffalo Street One Hundred and Thirty Two (132)
feet to the place of the beginning; together with the right of way from the above described
premises to said Plain Street in said Village of Ithaca.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the City
of Ithaca, County of Tompkins and State of New York, bounded and described as follows:
Commencing at the intersection of Plain and Court Streets in said City of Ithaca; running thence
east along the south side of Court Street 41 feet; thence south 88 feet; thence west 41 feet to
Plain Street; thence north along the east line of Plain Street 88 feet to Court Street, the place of
beginning. Being part of lot 179 on Block 107 as laid down on a map of the City of Ithaca.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND, situate in the City
of Ithaca, Tompkins County, and State of New York, bounded and described as follows:
COMMENCING at a point in the southerly line of Court Street forty-one feet (41´) easterly
therefrom measured at right angles, a distance of eighty-eight feet (88´) to the southerly line of
Court Street; thence west along the southerly line of Court Street a distance of forty-one feet
(41´) to the place of beginning. TOGETHER WITH a right of way over the westerly portion of
the premises adjoining the conveyed premises on the east, and SUBJECT TO a right of way for
the benefit of the owner of the premises adjoining the conveyed premises on the east over the
easterly portion of the conveyed premises. The right of way above referred to constitute a joint
driveway, of sufficient width for the passage of vehicles and automobiles, between the conveyed
premises and the premises on the east, the CENTER LINE of which is the easterly boundary of
the conveyed premises. For a more particular description of said rights of way reference is made
to a deed from the parties of the first part to Glovacchino Guidi and wife, dated March 20, 1929
and recorded in the Tompkins County Clerk’s Office in Liber 217 of Deeds at page 295.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York bounded and described as follows:
Being part of Lots 179 and 180 on Block 107 as described on a map of the Village of Ithaca
made by A. St. John R. V. DeWitt and W. A. Woodward, December 29, 1835 and bounded and
described as follows: Beginning in the south line of West Court Street (formerly known as West
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Mill Street) 176 feet east of its intersection with the east line of North Plain Street; running
thence south 132 feet to the north line of Lot 181; thence east 44 feet; thence north 132 feet;
thence west along the south line of West Court Street 44 feet to the point or place of beginning.
ALSO CONTAINING ALL THAT PIECE OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins, and State of New York, bounded and described as follows:
Commencing at a point in the southerly line of West Court Street 264.5 feet west of its
intersection with the west line of North Albany Street; running thence south along the west line
of other premises of the party of the first part 132 feet; thence west parallel with the south line of
West Court Street 44 feet; thence north along the east line of the premises conveyed to the
grantee herein by Ralph Succucci and wife recorded in Liber 260 of Deeds at page 118, 132 feet
to the South line of West Court Street; thence east along the south line of West Court Street 44
feet to the place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, Tompkins County, New York, being the southwest part of Lot No. 180 on block
107 bounded and described as follows: BEGINNING in the east line of North Plain Street 33 feet
south from the intersection of said line with the south line of West Court Street; thence east 132
feet to the west line of the premises known as 323 West Court Street; thence south 44 feet along
said west line to the north line of the premises known as 317 North Plain Street; thence west 132
feet along said north line to the east line of North Plain Street; thence north 44 feet along said
east line to the place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, bounded and described as follows:
Commencing in the northwest corner of said Lot No. 181, running thence east along the south
line of Lot 180, 132 feet; thence south 66 feet to the north line of Lot 182; thence west on the
north line of said lot 182, 132 feet to Plain Street; thence north on Plain Street 66 feet to the
place of beginning. Together with the right of way over a lane taken off from the north side of
Lot No. 182.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, being part of Lot No. 182 in said
City of Ithaca, as laid out by Simon DeWitt, beginning in the east line of North Plain Street on
the northwest corner of said Lot No. 182; thence east 66 feet; thence south 45 feet; thence west
66 feet to the east line of North Plain Street; thence north along said east line to the point or place
of beginning. Excepting a strip of land 12 feet wide on the north side of said premises. Also
excepting a small piece of land conveyed to Immaculate Conception Church, of Ithaca, New
York by deed dated February 8, 1956 and recorded in the Tompkins County Clerk’s Office in
Liber 385 of Deeds at Page 212.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, known and distinguished as parts
of Lots 183 and 184 on Block and bounded as follows: Beginning in the north line of West
Buffalo Street 66 feet east from its intersection with the east line of North Plain Street; thence
running north 132 feet or more; thence east 66 feet and south 132 feet or more, along a south and
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west lines of lands of the Immaculate Conception Church of Ithaca; thence west along the north
line of Buffalo Street 66 feet to the point of place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, Tompkins County, New York, bounded and described as follows: Beginning at a
point in the south line of Court Street (formerly Hill Street) 132 feet east of its intersection with
the east line of Plain Street; running thence south 128 feet 6 inches; thence east 44 feet; thence
north 128 feet 6 inches to the south line of Court Street; thence west on the said south line of
Court Street 44 feet to the place of beginning; being a part of lots No. 179 and No. 180 on Block
No. 107 as described on a map of the Village of Ithaca made by A. St. John, R.P DeWitt and
W.A. Woodward dated December 29th, 1835.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York and being more particularly
bounded and described as follows: Beginning at the northeast corner of the premises of the party
of the first part at #311 North Plain Street in the City of Ithaca, as described in the deed to said
party of the first part dated May 19, 1917 and recorded in the Tompkins County Clerk's Office in
Liber 188 of Deeds at page 427, said corner being 66 feet east from the east line of North Plain
Street; running thence west about 10 feet to the west face of the concrete foundation wall of a
new building now under construction by the party of the second part; thence south about 5 inches
to the southwest corner of said foundation wall; thence east about 10 feet along the south face of
said concrete foundation wall and extending thereof to the east boundary of the premises of the
party of the first part; thence north about 5 inches to the place of beginning. It is understood that
the above strip of land is a portion of the right-of-way easement now owned by the party of the
second part and that the purpose of this conveyance in fee is to permit the construction of a
building encroaching about five inches into said right-of-way for the easterly ten foot thereof.

Property Address: 330 West Buffalo Street, Ithaca, New York
Tax Account Number: 60.-2-11
ALL THAT TRACT OR PARCEL OF LAND, situate in the City of Ithaca, County of
Tompkins, State of New York, bounded and described as follows: BEGINNING
at
the
intersection of the northerly line of North Plain Street; thence northerly 110 feet along the
easterly line of North Plain Street; thence easterly 66 feet along the easterly line of West Buffalo
Street; thence southerly 110 feet parallel to the easterly line of North Plain Street to the northerly
line of West Buffalo Street to the point of place of beginning
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND, situate in the City
of Ithaca, County of Tompkins and State of New York, more particularly bounded and described
as follows: Beginning at the intersection of the northerly line of West Buffalo Street with the
easterly line of North Plain Street; running thence northerly one hundred ten (110) feet along the
easterly line of North Plain Street; running thence easterly sixty-six (66) feet parallel to the
northerly line of West Buffalo Street; running thence southerly one hundred ten (110) feet
parallel to the easterly line of North Plain Street to the northerly line of West Buffalo Street;
running thence westerly sixty-six (66) feet along the northerly line of West Buffalo Street to the
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point or place of beginning.
Property Address: 309 North Plain Street, Ithaca, New York
Tax Account Number: 60.-2-12
ALL THAT TRACT OR PARCEL OF LAND, situate in the City of Ithaca, County of
Tompkins and State of New York, being parts of Lots 182 and 183 as shown and laid down on a
map of the Village of Ithaca, bounded and described as follows: BEGINNING at a point in the
east line of North Plain Street 110 feet, north 0° west, from the intersection of said east line with
the north line of West Buffalo Street; thence north 0° west, along the east line of North Plain
Street, 43 feet to a point; thence north 90° east, 66 feet to a point; thence south 0° east, 13 feet to
a point; thence south 90° west, 66 feet to the point or place of beginning.
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Second Floor Plan
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Ithaca Neighborhood Housing Services –Former Immaculate Conception School
Redevelopment
― PUBLIC INFORMATION SESSION ―
Meeting Minutes
Monday, May 13, 2019 – 4:00 p.m.
2nd Floor Conference Room, City Hall, 108 E. Green St.

This meeting was advertised in the Ithaca Journal on 05/4/19 and on 05/13/19 and was posted
on the Ithaca Journal website. Below is a copy of the media release that was distributed
.― MEDIA RELEASE ―

Proposed Planned Unit Development (PUD)
Public Information Session: Ithaca Neighborhood Housing Services -- Former
Immaculate Conception School Redevelopment Project
Day:
Time:
Place:

May 13, 2019
4:00 PM
Common Council Chambers, City Hall
108 E. Green St., Ithaca

On May 13, 2019, the City of Ithaca will hold a Public Information Session for a proposed
PUD located at 320-324 & 330 W. Buffalo St, 309 N. Plain St., tax parcels 60.-2-5, 60.-2-11
and 60.-2-12. The Public Information Session will begin at 4:00 PM, in the Common
Council Chambers in City Hall, 108 E. Green Street, Ithaca. In accordance with the
requirements of the City of Ithaca Planned Unit Development (PUD), the developer and
project team will present information about the project and answer questions from the public.
The proposed INHS project involves the redevelopment of the former Immaculate Conception
School into a vibrant mixed-use community, specifically designed to address high-priority
local needs. The over-arching goal of this project is to provide both rental and for-sale
housing that is affordable at a range of household incomes (from less than 30% AMI up to
90% AMI for the rental units and 80% AMI or below for the for-sale units) and that is suitable
for a range of household sizes (from single people to large families). The 1948 wing of the
existing school building and the Catholic Charities Building are expected to be retained. The
1920’s wing of the building will be demolished and replaced with a 4 story residential
building. There is also a plan to include rental row houses facing W. Buffalo Street between
Catholic Charities and N. Plain Street and additional row housing facing N. Plain Street at W.
Court Street. The project will also provide space for non-profit organizations and will transfer
the existing gymnasium to GIAC. For questions regarding this project, or to see the
completed PUD application, please contact Jennifer Kusznir at jkusznir@cityofithaca.org, or
274-6550. Department of Planning, Building, Zoning, & Economic Development
108 E. Green Street, Third Floor, City of Ithaca (City Hall)
Ithaca, New York 14850 Office Hours: 8:30 a.m. -4:30 p.m., M-F

Attended by(Names taken from Sign in Sheet-additional attendees did not sign in):
Tracy Farrel

Sheryl Swink
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Common Council Members
Laura Lewis
Project Team
Lynn Truame
Brandon Ebel
Noah Demerest
Joe Bowes
City Staff
JoAnn Cornish
Jennifer Kusznir
Lisa Nicholas
Questions & Answers
Applicable questions from attendees and developer responses are summarized below, but
are not recorded verbatim.
Public Comments/Questions

Applicant Responses

1. There are too few for sale units. This is Response: INHS agrees that for sale
a bigger project than Hancock Place and housing is a priority, but we have to get
additional financial numbers to determine
has fewer for sale units.
if it is affordable to make more for sale
units. The Low Income Housing Tax
Credit regulations allow for conversion of
rental units to for sale after 15 years, but it
would have to be the entire project, not just
selected units, and that wouldn’t work here
2. Are there requirement that these stay Rental units will have to stay affordable
rental for a certain amount of time.
rental housing for 50 years
3.

Joe Bowes- INHS paid more than double
for this site compared to Hancock so it isn’t
financially feasible to do as many for sale
units as we did at Hancock

4. Sizes, number of bedrooms

7 efficiencies, 36 one bedrooms, 10 three
bedrooms, 1 four bedrooms, 20 two
bedrooms. The biggest demand is always
for 1 bedrooms, but we wanted to do some
larger units here because of the location

and our ability to include townhomes.
(tentative unit mix)
5. How many
accessible?

units

will

be

fully 100% will be visitable and convertible to
accessible (Type B) 5% will be fully
accessible.
11 units(15% of total project) at 30% AMI
or below, 26 units (35% of total project)50% AMI or below, 26 (35% of total
project) 60% AMI or below, and 11
units(15% of total project) 90% AMI or
below (tentative unit mix)

6. How affordable are the units?

7. Can there be more green space and/or Tension for onsite parking and the desire
for more green space, we want to be sure
playground space?
to provide enough parking that we do not
negatively impact the neighborhood We
are doing a parking study to determine
how many spaces will be needed and will
then determine how much availability
there is in the neighborhood and have a
clearer picture of how many spaces are
needed on-site
INHS may ask for a waiver from the
8.
playground requirement from NYS HCR
because of the proximity to the school
playground, the pool, and to Markles Flat
9. Markles flat is ICSD, so is it guaranteed We have no information on this.
to remain recreational space
10. There is no space for toddlers to play?
11. Will this project conform to green NYS HCR requires projects to participate
in green building programs. This project
building policies?
will be participating in NYSERDA and
Low Rise New Construction, Enterprise
Green Communities, and will comply
with the city green building policy. We
are considering whether we can be an all
electric building with air source heat
pumps
They will be near the townhouses and will
12. Where will the condensers be located
be tucked into the parking lot side behind
the buildings and may or may not need to
be additionally screened, apartment
building will be on the roof
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Currently, INHS is negotiating with 5
groups. Challenge has decided against
locating in this project.
GIAC has
expressed interest. Fingerlakes Toy
Library and a few others non-profits have
also expressed interest. The basement is
not a space that can be used for housing and
it allows for a separate entrance for the
commercial space.

13. What are the commercial tenants?

14. INHS has had a great public outreach
process. This will be a very positive
project.
15. Can any of the commercial tenants park Yes. There will be 44 spaces for multifamily and commercial space, + 4 for the
in the spaces on site
for sale housing, INHS parking prediction
tool says 27 spaces needed for residents,
remaining spaces for commercial spaces
Has there been a discussion with TCAT
about getting a stop

The stop is a block away, we will identify
where all the spots are and make sure
tenants are aware of the location and
where car share it is (half a block away).
16. Are there any other green spaces or A large curved ramp is going to replace
the existing ramp in front of catholic
gardens planned?
charities over 50 feet in lenght to meet
code -creates a nice space for ornamental
gardens.
17. This plan has too much asphalt in a One of the things that has to be done for
limited space, is there a way to limit it. storm water regulation is to compare
existing with proposed impervious surface,
right now there is a decrease in the total
amount of impervious surface. Trying to
find a balance between not too much and
not enough parking. The parking study
will let us know if we can reduce the
number of spaces and increase green space.

18. As someone who lives in the
neighborhood, there is a lot of parking
pressure in the neighborhood and more
will come when library place opens up.
You don’t need a lot of space to have a
lot of visual impact with green spaces
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19. If the rental townhome building was If building was sneaked forward and we
pulled closer to the street, could you fit could reduce the number pf parking spaces,
then we might be able to sneak in a small
a toddler playspace.
toddler play area.
20. Asphalt is easy to rip up once we are
ready to reduce the amount of parking
space it could be converted to green
space
21. Is there work that can be done on The building will be restored and
renovated (not to specific historic
Catholic Charities building?
preservation standards). There will be
regrading around the site. Catholic
Charities will remain as a tenant and will
only have to be relocated temporarily
We can ask them if they think there will
22. Will you coordinate with Carshare?
be enough demand to justify another
space in such close proximity
23. Does parking prediction tool work in .It was very accurate for Hancock , it
takes into account income level, unit
other projects
sizes, and proximity to downtown
24.
25.
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Draft Resolution
Planning & Economic Development Committee
June 5, 2019
Proposed Planned Unit Development Application- City of Ithaca
Planned Unit Development (PUD) –Conditional Approval: INHS
Redevelopment of the Former Immaculate Conception School -Common
Council Conditional Approval – Resolution
WHEREAS, on April 4, 2018, the Common Council adopted
legislation creating a Planned Unit Development Overlay District
(PUDOD), which allows the Common Council to have flexibility to
approve projects that may not fit into the underlying zoning,
but may have benefits for the community that outweigh any
impacts resulting from not complying with the pre-established
regulations for that district; and
WHEREAS, on March 14, 2019, the City of Ithaca received the
enclosed application from Ithaca Neighborhood Housing Services,
for a Planned Unit Development (PUD) project to be located at
320-324 & 330 W. Buffalo St, and 309 N. Plain Street, and
WHEREAS, the applicant is proposing the redevelopment of the
former Immaculate Conception School into a vibrant mixed-use
community, with a goal of providing both rental and for-sale
housing that is affordable at a range of household incomes (from
less than 30% AMI up to 90% AMI for the rental units and 80% AMI
or below for the for-sale units) and that is suitable for a
range of household sizes (from single people to large families),
and
WHEREA, the proposed project will also provide space for nonprofit organizations and will transfer the existing gymnasium to
GIAC, and
WHEREAS, the total proposed development contains the following
elements:
• Retention of the 1948 wing of the existing school
building
• Demolition and replacement of the c. 1920s wing of the
school with a new four-story wing
• connecting to the 1948 wing to form an “L”
• Retention and rehabilitation of the Catholic Charities
Building for their continued use
• Detachment of the gymnasium wing and sale to the City for
GIAC’s use
• Construction of an as-yet undetermined number of rental
row houses facing W. Buffalo Street between Catholic
Charities and N. Plain Street

•

•
•

•

Demolition of the existing building at 309 N. Plain
Street and construction in that location of a group of
rental row houses
Construction of a group of four for-sale row houses
facing N. Plain Street at W. Court Street
The project will also include either the retention and
conversion of the two houses at 33o West Buffalo Street
into two rental units, or demolition to allow the
construction of an additional group of row houses facing
W. Buffalo.
Adaptive re-use of a portion of the existing school
building for non-profit service organizations; and

WHEREAS, the project is intended to provide the following
benefits to the community
1. The property is currently wholly exempt. Upon completion,
we are projecting the project will pay approximately
$45,000 annually in property taxes via a PILOT.
2. The project is expected to result in the creation of 1.5
FTE INHS jobs that will be paid living wages. It is also
possible there could be new jobs created by the non-profit
organizations that occupy the space, but at this time that
is unknown.
3. The project will provide affordable housing.
4. The project will redevelop a vacant school building.
5. The project is required to award at least 30% of the value
of our State Housing Trust Fund loan to Certified MWBE
contractors, subs, or suppliers.
6. The project will adaptively re-use a largely vacant,
centrally located site, supporting the City’s Comprehensive
Plan goal of increasing residential density through
appropriate infill
7. The project will also provide space for a number of nonprofit organizations that serve the local community at a
reduced rent.
8. The project will transfer the existing gymnasium to GIAC;
and

WHEREAS, a public information session, hosted by the applicant,
was held on May 13, 2019 and the meeting was advertised in the
Ithaca Journal, the property was posted with signs and property
owners within 500 feet of the property were notified by mail of
the meeting, and

WHEREAS, the process for consideration of an application for
Planned Unit Development requires that the applicant obtain an
approval in concept from the Common Council prior to beginning
the site plan review process, and
RESOLVED, that the Common Council does hereby grant an approval
in concept
to Ithaca Neighborhood Housing Services for their
application for a Planned Unit Development district to be
established on parcel numbers 60.-2-5, 60.-2-11 and 60.-2-12.,
and be it further
RESOLVED, that by granting an approval in concept, the Common
Council acknowledges that the applicant is able to begin the
site plan review process, despite any zoning-based deficiencies
in the application, and, be it further
RESOLVED, that
City Planning
Planning Board
request ongoing
it further

the Common Council does hereby request that the
Board update the Common Council after each
meeting where this project is considered and to
written comments from the Common Council, and be

RESOLVED, that if this project receives a negative declaration
of environmental significance and contingent site plan approval,
the applicant will return to the Common Council for final
consideration of the adoption of the Planned Unit Development
district.

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
JoAnn Cornish, Director
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

MEMORANDUM
TO:

Planning & Economic Development Committee

CC:

JoAnn Cornish, Tim Logue, Mike Thorne, Lincoln Morse

FROM:

Tom Knipe, Deputy Director for Economic Development

DATE:

June 6, 2019

RE:

Grant Application Authorization for the City Harbor Promenade Project

Please find attached a resolution seeking Common Council authorization to apply for a 2019
Consolidated Funding Application (CFA) grant in an amount not to exceed $900,000 through the
Local Waterfront Revitalization Program for the City Harbor Promenade Project. The project is a
proposed public-private partnership between the City of Ithaca and City Harbor LLC to enhance
waterfront access along Cascadilla Creek and the Cayuga Inlet. Pertinent information related to
the resolution is as follows:
Background
City Harbor is in the midst of a redevelopment project to transform the former Johnson Boatyard
site at 101 Pier Road into a "waterfront neighborhood." The plans include apartments, restaurant
space on the point across Cascadilla Creek from the Farmers Market, and a medical office
building for Guthrie Clinic. The site along the Inlet and Cascadilla Creek will provide a pleasant
walking area for public visiting the area, boat slips and paddle craft access, and broadened
marina functions.
The 2019 round of economic development grants through the New York State Consolidated
Funding Application (CFA) affords opportunities to further projects on Ithaca's waterfront that
expand public access to the waterfront. We are seeking Common Council approval to submit an
application to the LWRP Grant Program.
Dept. of State Local Waterfront Revitalization Program (LWRP)
Goal: To revitalize communities and waterfronts through planning, design, and construction
projects, with design and construction tied to prior planning.
The City Harbor Promenade Project is consistent with initiatives stated in the 2004 Cayuga
Lake Waterfront Plan, most specifically: a) “to increase public access to the waterfront
through trail development and enhancing waterfront parks” and b) “to stimulate waterdependent and water-enhanced development in the City of Ithaca."
The City will seek up to $900,000 through LWRP to support developing the promenade and
related amenities for visitors along the waterfront, providing true public access to Cayuga

Lake and enjoyment of a newly-available area that connects easily with existing attractions,
such as the Ithaca Farmer’s Market and Cayuga Waterfront Trail.
Currently, there is insufficient public access to Cayuga Lake and the Inlet. In addition to the
public promenade running the length of the water on the property, the City Harbor Marina
will create approximately nine dedicated boat slips for public use and an area where small
paddling craft can access the Inlet and creek.
The City will partner with City Harbor LLC, the private developer, and owner of the parcel.
As partners in the grant funded components of the project, City Harbor is pledging all of the
required matching funds. No funds will be required from the City to match NY State
investment.
In addition, if successful with this grant application, City Harbor will provide an easement to
the City of Ithaca that will guarantee permanent public access to the waterfront along the
promenade. Coordination with the City through site plan review and through negotiation of
the easement, along with the fact that the grant funds will be managed by the City, will
ensure that the specific plans for the promenade and related public improvements will meet
the City’s expectations for public benefit.
The City applied for, but was not awarded, LWRP funds for this same project in 2018.
Feedback from the Department of State has helped improve this year’s application, hopefully
leading to a higher likelihood of success.

Budget Implications
No City matching funds are required. If successful in receiving the grants, the City will manage
the funds and be responsible for overseeing the project.
Contact
Tom Knipe, Deputy Director for Economic Development, tknipe@cityofithaca.org
Lincoln Morse, Project Manager, City Harbor LLC, lincmorse@gmail.com

Request for Authorization to Apply for New York State Consolidated Funding
Application Grants for the City Harbor Promenade Project
RESOLUTION

WHEREAS, the City of Ithaca Planning & Economic Development Division in
partnership with City Harbor LLC would like to apply a Local Waterfront Revitalization
Program (LWRP) grant through the New York Department of State (DOS) and the 2019
New York State Consolidated Funding Application (CFA) for the City Harbor Promenade
Project on behalf of the City of Ithaca; and
WHEREAS, City Harbor LLC has been developing plans to redevelop the former
Johnson Boatyard site at 101 Pier Road into a waterfront neighborhood to include
apartments, restaurant space, a medical office building for Guthrie Clinic, enhanced
boating and marina functions, and a public promenade along Cascadilla Creek, and
WHEREAS, the Ithaca waterfront is widely recognized as a valuable public asset, but
currently there is insufficient public access to Cayuga Lake and the Inlet, and
WHEREAS, this project will increase public access to the waterfront by creating a public
promenade along Cascadilla Creek which will connect to the Cayuga Waterfront Trail,
along with nine boating slips dedicated for public use and a public paddle craft launch,
and
WHEREAS, City Harbor LLC is pledging an easement to the City of Ithaca which will
guarantee public access to the waterfront along the promenade, and
WHEREAS, City Harbor LLC is pledging 100% of the required local matching funds
towards the public amenities to be supported through these grants, requiring no
investment of City funds to create these new public facilities, and
WHEREAS, the grant funds would enable the City to partner with City Harbor LLC to
increase access to the waterfront for all members of the public, which is a goal of the
City’s Comprehensive Plan, Plan Ithaca, and
WHEREAS, The City of Ithaca is one author of the locally-adopted Local Waterfront
Revitalization Plan (LWRP) known as the Cayuga Lake Waterfront Plan, and
WHEREAS, the Cayuga Lake Waterfront Plan meets the definition of a substantially
complete LWRP through the NY State Department of State, and
WHEREAS, the proposed activities implement a priority of the LWRP, are located within
the Waterfront Area (WRA) boundaries, and are therefore eligible for funding under the
Department of State’s programming, and

WHEREAS, the City applied for LWRP funding for this project in 2018 and received a
small Canal Corp grant for several elements of the project, but was not awarded LWRP
funds, but did receive feedback from DOS that will lead to an improved revised LWRP
application in 2019, now therefore be it
RESOLVED, That the Director of the Planning, Building, Zoning and Economic
Development Department is hereby authorized to file an application for funds in an
amount not to exceed $900,000 through the LWRP Program from the New York State
CFA, and upon approval of said request the Mayor, upon the advice of the City
Attorney, is hereby authorized to enter into and execute a project agreement with the
State for such financial assistance to the City of Ithaca for the City Harbor Promenade
Project; and be it further
RESOLVED, That the City of Ithaca is authorized and directed to agree to the terms
and conditions of Master Contracts with the appropriate State agencies for such City
Harbor Promenade Project.

Planning and Economic Development Committee
Draft Resolution, June 12, 2019
A Resolution in Support of Evaluating the Feasibility of Establishing a Joint City and County
Public Safety Facility
WHEREAS, Tompkins County Administration and the Tompkins County Sheriff are evaluating
the need for renovation or replacement of the Public Safety building located on Warren Road in the Town
of Lansing, and
WHEREAS, the City of Ithaca is evaluating the need for replacement of the current Police Station
located on East Clinton Street in the City of Ithaca, and
WHEREAS, Governor Cuomo has consistently stated support for the concept of municipal shared
services in order to reduce cost and increase the efficiency of the provision of governmental services to
the public, and
WHEREAS, a report prepared by the TCCOG Municipal Shared Services Taskforce in 2017
recommended the consideration of shared police services, including the use of shared space by the various
police agencies operating in Tompkins County, and
WHEREAS, the police agencies have already demonstrated the benefits that arise from
cooperation and the use of shared resources, through establishing a joint SWAT team, the Crisis Incident
Negotiation Team, cooperation on major investigations and cross-agency drug cases, shared training
programs, shared equipment usage, and other activities to improve the overall public safety in our
community through working together, and
WHEREAS, in response to the recommendations in the Municipal Shared Services Task Force
Report, the City of Ithaca and Tompkins County have engaged in informal conversations about the
possibility of increasing the use of shared services, including consideration of meeting the emerging
facility needs of the City and County, and
WHEREAS, as a result of those discussions, the City and County (Resolution ID 8071
Appropriation from Contingent Fund and Authorization to Execute an Agreement for Consulting for a
Tompkins County and City of Ithaca Law Enforcement Co-Location Study, dated September 20, 2018)
agreed to engage a consultant to examine the feasibility of a joint public safety facility to house the City
Police Department and the Sheriff Road Patrol and Civil Division, including development of programmatic
space needs and the examination of possible sites that would meet program requirements, and
WHEREAS, having received a report and recommendations from their consultant, Kingsbury
Architecture, including the identification of possible sites, the City and County desire to further develop
whether a joint public safety facility would be a feasible and cost effective solution to the needs of the
County and the City, and
WHEREAS, the City and County wish to examine the feasibility of development of one of the
identified sites, it is hereby:
RESOLVED, that in cooperation with the City of Ithaca, Tompkins County agrees to funding a
more detailed architectural and engineering study of a joint public safety facility, on the property located
at ____, being tax map parcel _____, with the County and City providing equal shares in an amount to be
determined from each party with the goal of providing and determining the following information:









Preparation of preliminary sketches to fulfill program requirements;
Description of site environmental, elevation, floodplain, and soil conditions;
Estimates of square footage and a proposed building layout;
Details of shared County/City facilities and functions;
Plotting of facilities onto the recommended site, including the adaptive reuse of the existing
structure located thereon;
Estimates of cost; and
Estimates of construction timeline,

with the goal of providing the County and City with the necessary basis to evaluate the costs and benefits
associated with such a joint public safety facility, and it is
FURTHER RESOLVED, that in cooperation with the City of Ithaca, Tompkins County agrees to
funding an operational study of a joint public safety facility, with the County and City providing equal
shares in an amount to be determined from each party, with the goal of providing the County and City
with a logistical analysis of the operational use of shared facilities by the Sheriff and City Police agencies,
and
FURTHER RESOLVED, that City and County staff shall prepare Scopes of Work for the
architectural and engineering study and the operational study for further approval by both the City and
County,
FURTHER RESOLVED, that the County Administrator and the City Attorney are hereby
directed to develop the Request For Proposals for an architectural and engineering study, and an
operational study as described herein, and
FURTHER RESOLVED, that the City and County shall make a joint approach to New York
State to request reimbursement of the amount committed through this resolution for evaluation and
planning consulting services, and
FURTHER RESOLVED, that the City and County shall conduct a joint public information
session to describe the proposed project and to receive public input regarding the same.

Planning and Economic Development Committee
Draft Resolution, June 12, 2019
Agreement between the City of Ithaca and the Town of Ithaca for Building Permitting,
Inspection, and Related Services for the Cornell University North Campus Residential
Expansion

This Agreement is effective as of ______________, 2019.
WHEREAS, Cornell University (hereafter, “Cornell”), c/o Real Estate Department, Box
DH-Real Estate, Ithaca, New York 14853, has proposed a real estate development project on its
campus, entitled the North Campus Residential Expansion (hereafter, “NCRE”), that seeks to
construct five new undergraduate student residence halls and related facilities on tax parcels 30.1-1.2 (City) and 67.-1-1.1 (Town); and
WHEREAS, the NCRE proposal requires approval of the City of Ithaca (hereafter, the
“City”), 108 E. Green Street, Ithaca, New York 14850, and the Town of Ithaca (hereafter, the
“Town” and, collectively with the City, the “Municipal Parties”), 215 N. Tioga Street, Ithaca,
New York 14850; and
WHEREAS, two of the NCRE’s proposed residence halls (Buildings 1 and 2 as shown on
the preliminary site plans approved by the City and Town on March 26, 2019 and April 2, 2019,
respectively) are entirely within the geographic bounds of the City, and the remaining three
proposed residence halls (Buildings 3, 4 and 5 on the approved preliminary site plans) are within
the geographic bounds of both Municipal Parties; and
WHEREAS, Article IX, Section 1(c) of the New York State Constitution and Article 5-G
of the General Municipal Law empower local governments in the State of New York to enter
into agreements amongst themselves for the provision of joint services, and Executive Law §
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381(2) states “Two or more local governments may provide for joint administration and
enforcement of the uniform code, the state energy conservation construction code, or both, by
agreement pursuant to article five-G of the general municipal law”; and
WHEREAS, although Cornell proposes to construct five separate residence halls, the City
and the Town agree that such proposal constitutes a single unified development project that is
best served by uniform building permitting, code inspection, and related services for all five
residence halls and other structures and improvements on the NCRE project site (the “Site”);
NOW THEREFORE, in consideration of the mutual covenants and consideration contained
herein, the Municipal Parties agree and contract as follows:
1.

All portions of the Site within the geographic boundaries of the City (as shown on

the final site plans approved by the City and Town) are subject to the City’s zoning ordinance,
City Code Chapter 325, the City’s site plan review requirements, City Code Chapter 276, and all
other City Code requirements.
2.)

All portions of the Site within the geographic boundaries of the Town (as shown

on the final site plans approved by the City and Town) are subject to Town Code requirements,
except City Code Chapter 146 (Building Code Enforcement) and Chapter 181 (Fire Prevention)
shall apply instead of Town Code Chapter 125 (Building Construction and Fire Prevention) and
Town Code § 270-233.A (permit to build). Town Code requirements that apply within the
Town’s geographic boundaries include, but are not limited to, Town Code Chapter 270 (Zoning)
(except for § 270-233.A (Permit to build)), Chapter 173 (Outdoor Lighting), Chapter 228
(Stormwater Management and Erosion and Sediment Control), sewer requirements in Town
Code Chapters 210 and 214-217, and water requirements in Town Code Chapters 256 and 261.
The applicable Town Code requirements are collectively referred to as “Applicable Town Code
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Requirements Except for fees and charges associated with building permits, certificates of
occupancy/compliance, and inspections described in Sections 7 and 9 below, each Municipal
Party shall apply, collect and keep all other typically assessed charges or fees associated with all
buildings, structures and improvements on the Site within its jurisdiction (such as zoning, special
permit, site plan, variance and utility fees and charges).
3.)

The City shall consult with building permit applicants, process all initial and

future building applications, and issue all initial and future building permits as required by Part
1203 of Title 19 of the New York Codes, Rules and Regulations (NYCRR) and as specified in
Section 6 below, for all buildings, structures, and improvements located on the Site requiring
such permits regardless of geographic location, including all future proposed buildings,
structures, and improvements. All references in this agreement to buildings, structures and/or
improvements shall include any alterations or repairs made to them.
4.)

The City shall issue no building permit under this agreement for any building,

structure, or improvement requiring a building permit that is wholly or partially within the Town
unless and until the Town sends the City a “zoning only permit” from the Town Director of Code
Enforcement or its designee stating (i) Cornell has satisfied all applicable pre-construction
special permit and site plan review requirements and conditions for such building, structure, or
improvement (or portion thereof) within the Town and (ii) such building, structure, or
improvement (or portion thereof) within the Town requiring a building permit complies with, or
has received all necessary variances from, the Town’s zoning chapter, and complies with all
other Applicable Town Code Requirements.
5.)

The City shall, regardless of location, issue building permits under this agreement

in accordance with City Code Chapter 146 (Building Code Enforcement) and City Code Chapter
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181 (Fire Prevention), and with all State laws, rules, and regulations as are ordinarily applied by
the City for such buildings, structures, or other improvements. This includes, but is not limited
to, the New York State Uniform Fire Prevention and Building Code, and the New York State
Multiple Residence Law. For those portions of buildings, structures and improvements located
within the City of Ithaca, the City will also apply its other local laws, rules, and regulations as
are ordinarily applied by the City, including City Code Chapter 210 (Housing Standards).
6.)

The City shall collect and keep all building permit fees for building permits it

issues under this agreement, regardless of location, as are ordinarily assessed under City Code
Chapter 146, or any other City Code or practice, for such buildings, structures, or other
improvements.
7.)

The City shall, regardless of location, issue all initial and future certificates of

occupancy/compliance and conduct all code inspections, operating permit inspections and fire
and electrical inspections for any building, structure, or improvement within the Site as required
by 19 NYCRR Part 1203. The City shall issue no certificate of occupancy/compliance under this
agreement for any building, structure, or improvement requiring such a certificate that is wholly
or partially within the Town unless and until the Town sends the City a letter from the Town
Director of Code Enforcement (or its designee) stating Cornell has satisfied all applicable precertificate special permit, site plan and variance conditions for such building, structure, or
improvement (or portion thereof) within the Town. In issuing such certificates and conducting
such inspections, the City shall apply City Code Chapter 146 (Building Code Enforcement) and
City Code Chapter 181 (Fire Prevention), as well as all State laws, rules, and regulations as are
typically applied by the City for such buildings, structures, or improvements within the City,
including, but are not limited to, the New York State Uniform Fire Prevention and Building
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Code and the New York State Multiple Residence Law. For those buildings, structures and
improvements (or portions thereof) located within the City of Ithaca, the City will also apply its
other local laws, rules, and regulations as are ordinarily applied by the City, including City Code
Chapter 210 (Housing Standards).
8.)

The City shall collect and keep all charges and fees for certificates of

occupancy/compliance and inspections conducted under this agreement, regardless of location,
as are ordinarily assessed under City Code Chapter 146 (Building Code Enforcement), Chapter
181 (Fire Prevention), or any other City Code chapter or practice, for such buildings, structures,
or other improvements.
9.)

Employees and officers of the City are authorized to, and shall, process,

investigate and respond to all code violations and complaints, and issue any orders regarding the
enforcement of the State and local laws, rules, and regulations described in the previous
paragraphs of this agreement in relation to the Site regardless of location of the underlying
building, structure, or improvement. The City further shall maintain records of all inspections
and applications pertaining to the buildings, structures, or improvements located within the Town
of Ithaca portion of the Site, make such records available to the Town upon reasonable advance
notice, shall respond to inquiries from the Town about such records or the City’s services within
the Town and provide annual reports as may be reasonably requested by the Town.
10.)

The City shall bring any necessary enforcement proceeding for violations of the

State and local laws, rules, and regulations (including Applicable Town Code Requirements)
described in the previous paragraphs of this agreement in relation to the Site, regardless of
location of the underlying building, structure, improvement, use or activity for which
proceedings are commenced. The City will pay for all enforcement costs, including witness and
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attorney time, and will keep all penalties and fines that may be assessed as a result of such
enforcement proceedings.
11.)

Any authority heretofore conferred on the Town Code Enforcement Officers

pursuant to the Town Code or other applicable laws, rules or regulations is hereby conferred
upon the City Code Enforcement Officers and other City employees and officers to undertake the
City services within the Town described in this agreement.
12.)

The City’s employees performing services under this agreement shall not be

considered Town employees for any purpose. The City and its employees shall have no claim
against the Town for any compensation, worker's compensation, vacation pay, sick leave,
retirement benefits, social security benefits, disability insurance benefits, unemployment
insurance benefits, or any other employee benefits, all of which shall be the City’s sole
responsibility. The Town will not withhold on behalf of the City any sums for income tax,
unemployment insurance, social security, or any other withholding.
13.)

The Town shall not make any payments to the City for its services. The

Municipal Parties agree that the fees, charges, penalties and fines that the City will collect under
this agreement are adequate compensation to the City for its services.
14.)

The City agrees to fully defend, indemnify and hold harmless the Town and its

officers, elected officials, Boards, employees, and agents from and against all claims, actions,
suits, demands, damages, liabilities, obligations, losses, settlements, judgments, costs and
expenses (including without limitation reasonable attorney’s fees and costs) (collectively referred
to as “Claims”), whether or not involving a third party claim, which any or all of them may
incur, resulting from bodily injuries (or death) to any person, damage (including loss of use) to
any property, other damages, or contamination of or adverse effects on the environment, caused
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by the acts or omissions of the City or the City’s employees, agents or subcontractors, in
connection with the services it performs or is required to perform for the Town or on its own
behalf under this agreement. This duty for the City to defend, indemnify and hold harmless the
Town shall not extend to Claims described in paragraph 13 below.
15.)

The Town agrees to fully defend, indemnify and hold harmless the City and its

officers, elected officials, Boards, employees, and agents from and against all claims, actions,
suits, demands, damages, liabilities, obligations, losses, settlements, judgments, costs and
expenses (including without limitation reasonable attorney’s fees and costs), which any or all of
them may incur, resulting from bodily injuries (or death) to any person, damage (including loss
of use) to any property, other damages, or contamination of or adverse effects on the
environment, caused by the acts or omissions of the Town or the Town’s employees, agents or
subcontractors, to the extent they are based on the Town’s zoning, special permits, site plans, or
variances.
16.)

Each Municipal Party hereby agrees to maintain at all times General Liability

insurance in the amount of at least $1,000,000.00 per occurrence for bodily injury or property
damage, to list the other Municipal Party as an additional insured under said insurance policy,
and to provide written proof of such insurance from the insurer, at the time of execution of this
agreement, and as may be otherwise required by the other Municipal Party.
17.)

This agreement shall be effective on the date it is fully executed by both

Municipal Parties and Cornell (which is signing to indicate that it has seen and approved the
agreement). This agreement shall remain in effect for five (5) years as written unless and until
terminated or modified upon the written agreement of both Municipal Parties. This agreement
shall renew automatically for successive five (5) year terms upon the same terms and conditions
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unless a Municipal Party gives written notice to the other Municipal Party at least one year prior
to the renewal date that the agreement will not renew. Either Municipal Party may terminate this
Agreement for convenience upon one year’s notice to the other Municipal Party.
18.)

Any notices or other communications given under or in relation to this agreement

shall be deemed duly given if served personally or by commercial courier service upon the other
Municipal Party at the address set forth above, or if mailed by certified mail to the other
Municipal Party at the address set forth above, return receipt requested. All notices shall be
effective upon the date of receipt. Either Municipal Party may change the address to which
notices are sent by giving notice of such change in the manner set forth above to the other
Municipal Party.
19.)

While not a party to this agreement, Cornell’s signature on this agreement

signifies that it has read and approves of its provisions.
20.)

This writing constitutes the entire understanding and complete agreement of the

Municipal Parties.
21.)

This agreement may be executed in multiple counterparts, all of which together

shall constitute the same instrument; and
NOW THEREFORE, be it further resolved, that the Mayor, subject to the advice of the
City Attorney, is authorized to execute an MOU with the Town of Ithaca substantially similar to
the MOU included herewith.
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IN WITNESS WHEREOF, the City and Town, upon passage of proper resolutions of their
respective governing boards, authorize their respective Mayor and Supervisor to execute this
agreement.
SIGNED:
CITY OF ITHACA

_____________________________
By:
STATE OF NEW YORK
COUNTY OF TOMPKINS: ss.:
On the day of
in the year 2019, before me, the undersigned, personally
appeared
, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual(s) whose name(s) is (are) subscribed to the within instrument and
acknowledged to me that he/she/they executed the same in his/her/their capacity(ies), and that by
his/her/their signature(s) on the instrument, the individual(s), or the person upon behalf of which
the individual(s)acted, executed the instrument.

TOWN OF ITHACA

_____________________________
By:
STATE OF NEW YORK
COUNTY OF TOMPKINS : ss.:
On the day of
in the year 2019, before me, the undersigned, personally
appeared
, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual(s) whose name(s) is (are) subscribed to the within instrument and
acknowledged to me that he/she/they executed the same in his/her/their capacity(ies), and that by
his/her/their signature(s) on the instrument, the individual(s), or the person upon behalf of which
the individual(s)acted, executed the instrument.

Page 9 of 10

______________________________
Notary Public

SEEN AND APPROVED:
CORNELL UNIVERSITY

_____________________________
By:
STATE OF NEW YORK
COUNTY OF TOMPKINS : ss.:
On the day of
in the year 2019, before me, the undersigned, personally
appeared
, personally known to me or proved to me on the basis of satisfactory
evidence to be the individual(s) whose name(s) is (are) subscribed to the within instrument and
acknowledged to me that he/she/they executed the same in his/her/their capacity(ies), and that by
his/her/their signature(s) on the instrument, the individual(s), or the person upon behalf of which
the individual(s)acted, executed the instrument.

______________________________
Notary Public
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ORDINANCE 2019BE IT ORDAINED AND ENACTED by the Common Council of the City of Ithaca as
follows:
Section 1. Legislative Intent and Purpose.
Common Council makes the following findings of fact:
A. It is the declared policy of the City of Ithaca to conserve, enhance and encourage
adequate and appropriate waste water treatment operations within the City, and
to minimize potential conflict between IAWWTF operations and non-industrial
land uses within the City.
B. Where non-industrial land uses, especially residential development, extend into
the IAWWTF Setback Zone, or locate in the vicinity of the IAWWTF, waste water
treatment operations may be the subject of nuisance complaints. Such
complaints may request the curtailment of waste water treatment operations, and
discourage investments, improvement and expansion for waste water treatment
operations. Constraints on operations, management and possible expansion of
the IAWWTF is detrimental to the health, safety, and economic viability of City
and Town of Ithaca, Town of Dryden and surrounding areas for which it serves.
It is the purpose and intent of this Ordinance to protect the resources and
services provided by the IAWWTF to the larger community.
C. This policy can best be implemented by educating residents and businesses as
to the laws protecting IAWWTF operations from conflicts with non-industrial uses,
and by notifying owners and users of real property in the City of inherent potential
problems associated with the ownership and/or use of real property located
adjacent to or in the vicinity of waste water treatment operations, including, but
not limited to, odors, trucks, lighting, construction, noise, dust, chemicals,
discharge, smoke and extended hours of operation which may accompany such
waste water treatment operations. It is intended that through the use of such
notice owners and users of real property within the City will better understand the
impact of living near waste water treatment operations and be prepared to accept
such problems as the natural result of living on or near the IAWWTF lands.
D. Therefore, the Common Council intends for this Ordinance this notice to
implement the above-described education and notification disclosure requirement
to all property users within the IAWWTF Setback Zone.
Section 2. Creation of Section 262-137, Preservation of Ithaca Area Waste Water
Treatment Facility Disclosure Requirement.
The Ithaca Municipal Code shall be amended so as to create a new Section 262-137 as
follows:
§262-137 Preservation of Ithaca Area Waste Water Treatment Facility Disclosure
Requirement

A. Definitions. For the purposes of this section:
(1) “IAWWTF” shall be the Ithaca Area Waste Water Treatment Facility
located at 525 Third Street, Ithaca.
(2) "IAWWTF Setback Zone" shall mean those land areas of the city of Ithaca
west of Route 13 within 1,200 feet of the property boundary of the Ithaca
Area Waste Water Treatment Facility.
(3) "IAWWTF operations" shall mean and include, but not be limited to, the
delivery and receiving of trucked waste, and sanitary waste, aeration and
treatment of waste water, biosolids management, processing of
wastewater and biogas, and activities incident to or in conjunction with the
treatment and handling of wastewater and residual materials.
B. NUISANCE. No operation, conducted or maintained for the purposes of serving
the IAWWTF, and in a manner consistent with the proper and accepted customs
and standards established and followed by similar waste water treatment
operations, shall be or become a nuisance, private or public, due to any changed
condition in or about the locality, after the same has been in operation for more
than three years if it was not a nuisance at the time it began.
C. PRESERVATION OF ITHACA AREA WASTE WATER TREATMENT FACILITY
DISCLOSURE NOTICE REQUIREMENT.
(1) Upon any transfer by sale, exchange, rental agreement, installment land sale
contract, lease, lease with an option to purchase, any other option to
purchase, or ground lease coupled with improvements, of real property, or
residential stock cooperative, the transferor shall deliver to the prospective
transferee the written statement required by subsection C(2) of this section.
(2) The disclosure statement shall contain the following:
Preservation of Ithaca Area Waste Water Treatment Facility Disclosure Notice
THIS DISCLOSURE STATEMENT CONCERNS THE REAL PROPERTY SITUATED IN
TOMPKINS COUNTY, CITY OF ITHACA.
DESCRIBED AS_______________.
THIS STATEMENT IS A DISCLOSURE OF THE CONDITION
OF THE ABOVE DESCRIBED PROPERTY
IN COMPLIANCE WITH SECTION 262-137 OF THE ORDINANCE CODE OF THE
CITY OF ITHACA AS OF __________.
THE FOLLOWING ARE THE REPRESENTATIONS MADE BY THE
SELLER(S)/PROPERTY OWNERS AS REQUIRED BY THE CITY OF ITHACA.
The City of Ithaca supports operation of properly conducted waste water treatment
operations with the City. If the property in which you are taking an interest is located
near the IAWWTF, or included within the IAWWTF Setback Zone, you may be subject
to inconveniences or discomfort arising from such operations. Such may include, but
may not necessarily be limited to: odors, trucks, lighting, construction, noise, fumes,

dust, smoke, discharge, operation of machinery during any 24 hour period, storage and
disposal of biosolids and trucked waste, and the application of chemicals, and
amendments. One or more of the inconveniences described may occur as a result of
any operation which is in conformance with existing laws and regulations and accepted
customs and standards. If you live or operate near the IAWWTF, you should be
prepared to accept such inconveniences and discomfort as a normal and necessary
aspect of living and operating in proximity to a waste water treatment facility.
Formatted Table

Owner/Seller:___________________________

Date:____________________

Deleted: ____

Owner/Seller:___________________________

Date:____________________

Deleted: ____

Buyer/Renter:___________________________

Date:____________________

Deleted: ______

Buyer/Renter:___________________________

Date:____________________

(3) All discretionary approvals by the City of Ithaca for parcel maps, subdivision
maps or use permits relating to agricultural land, or real property located
within the IAWWTF Setback Zone, shall include a condition that the owners of
such real property record a " PRESERVATION OF ITHACA AREA
WASTEWATER TREATMENT FACILITIES NOTICE " in substantially the
form provided in subsection C(2) of this section.
(4) All applicants for building permits for new residential or commercial
construction to be issued by the City of Ithaca located within the IAWWTF
Setback Zone shall be provided with a "PRESERVATION OF ITHACA AREA
WASTEWATER TREATMENT FACILITIES NOTICE" in substantially the form
provided in subsection C(2) of this section.
(5) The Clerk/Recorder/Assessor of the County shall include a "PRESERVATION
OF ITHACA AREA WASTEWATER TREATMENT FACILITIES NOTICE" in
substantially the form provided in subsection C(2) of this section with any
grant deed, quitclaim deed or land sale contract returned to the grantee by
the Clerk/Recorder/Assessor after recording.
(6) "City of Ithaca PRESERVATION OF ITHACA AREA WASTEWATER
TREATMENT FACILITIES NOTICE". It is the declared policy of the City of
Ithaca to conserve, enhance and encourage waste water treatment
operations within the City of Ithaca. Residents, operators, and owners of
property within the IAWWTF Setback Zone land should be prepared to accept
the inconveniences and discomfort associated with waste water treatment
operations, including, but not necessarily limited to: odors, trucks, lighting,
construction, noise, fumes, dust, smoke, discharge, operation of machinery
during any 24 hour period, storage and disposal of biosolids and trucked
waste, and the application of chemicals, amendments. Consistent with this

Deleted: ____
Deleted: Buyer:_______________________________
__
Deleted: ____

policy, City of Ithaca Code section ________ provides that no operation,
conducted or maintained for the purposes of serving the IAWWTF, and in a
manner consistent with the proper and accepted customs and standards
established and followed by similar waste water treatment operations, shall
be or become a nuisance, private or public, due to any changed condition in
or about the locality, after the same has been in operation for more than three
years if it was not a nuisance at the time it began.
D. NOTICE TO CORRECT. After receiving a complaint from an occupant within the
IAWWTF Setback Zone, the City of Ithaca Assistant Superintendent of Water and
Sewer shall immediately notify the Chief Operator of the Ithaca Area Waste
Water Treatment Facility of the complaint. If the City of Ithaca Assistant
Superintendent of Water and Sewer determines that such activity does not
conform with the proper and accepted customs and standards established in
similar waste water treatments facilities, he or she shall endeavor specify any
measures required to correct the situation, and the time within which the
measures must be taken.

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:
Planning and Economic Development Committee
From: Jennifer Kusznir, Senior Planner
Alexander Phillips, Planner
Date: June 5, 2019
Re:
Amendments to the Infill Housing Regulations
The purpose of this memo is to provide information regarding proposed amendments to the City’s
Zoning Ordinance concerning infill housing regulations.
Several months ago staff was asked to explore options for improving the regulations governing
infill housing development in the City. This topic was previously discussed at the May Planning
Committee meeting and staff was asked to return with data showing impacts of the proposed
changes to the zoning. Enclosed are several maps that show the impacts of the proposed zoning
amendments.
For the purposes of this analysis, staff has prepared a series of maps evaluating R-1 and R-2
properties in the Belle Sherman, West Hill, and Fall Creek neighborhoods. Currently, the only
restrictions on infill development are the maximum percentage of lot coverage in the residential
zones, which varies from 20% in the R-1a zone, to 35% in the R-2 zones. Infill Study 001 - 003,
are showing the existing locations in the Belle Sherman, Fall Creek, and West Hill areas that have
the potential to have a second primary structure under the current regulations. For the purposes of
this analysis, a secondary structure of a minimum size of 500sf was assumed. The properties
highlighted have existing primary structures that do not exceed the maximum lot coverage and
could still fit a 500SF additional structure. We used 500SF as a minimum size of a secondary
structure.
According to this analysis, the following properties have enough available lot coverage to allow
for a secondary structure of a minimum 500 SF under the existing zoning regulations:
(See attached map Infill Study 001 - 003)


Belle Sherman—at 500SF: 272 properties



Fall Creek—at 500SF: 422 properties



West Hill—at 500SF: 379 properties

As a comparison, staff added an additional layer of analysis to remove any properties that would
not have a minimum of 35% contiguous green space remaining once the structures are removed.
According to this analysis, the following properties have enough available lot coverage to allow
for a secondary structure of a minimum 500 SF under after an additional minimum green space
requirement is added: (See attached map Infill Study 004 - 006)


Belle Sherman—at 500SF: 139 properties



Fall Creek—at 500SF: 140 properties



West Hill—at 500SF: 284 properties

If the Committee is in agreement, staff will draft an ordinance with the following infill regulations:
New Definitions
1. Secondary Structure – A structure that is constructed on a lot that contains a primary
structure. A secondary structure may contain any permitted primary uses, but must be
subordinate to the primary structure in size and lot coverage.
2. Rear Yard Infill Development - Any new structure that is constructed on a developed lot
behind the primary structure.
3. Street Front Infill Development - New development that is constructed on a developed lot
beside a pre-existing structure along the street front.
4. Contiguous Green Space - Green Space on a lot that is uninterrupted by structures or paved
surfaces.

New Regulations
1. Conversion
 Pre-existing accessory structures that are converted to residential units and do
not require additional parking.
2. Primary Structures
 In R-1, R-2, CR-1, and CR-2 Zoning Districts, only one primary structure and
one secondary structure is permitted on a lot.
3. Green Space
 In R-1, R-2, CR-1, and CR-2 Zoning Districts, there is a requirement that a
minimum of 35% of a lot must be contiguous green space.
Green space is
considered to be contiguous if it is one area that alone meets the minimum lot
requirement.
4. Building Orientation and Building Type







Any new construction in the R-1, R-2, CR-1, and CR-2 on a lot must be oriented
towards the street.
Any new construction in the R-1, R-2, CR-1, and CR-2 on a lot must have a roof
that is of a similar pitch to the pre-existing primary structure on the lot.
Any front yard infill in the R-1, R-2, CR-1, and CR-2 that faces the street, must
be no taller than the tallest structure and no shorter than the shortest building on the
block.
Any rear yard infill on in the R-1, R-2, CR-1, and CR-2 must be no taller than the
pre-existing primary structure.
Any construction of a secondary structure in the R-1, R-2, CR-1, and CR-2 on a
lot must have a footprint that is no more than 60% of the pre-existing primary
structure.

Additional Considerations
1. Should infill development be restricted to larger lots? Currently all structures on a lot are
subject to a total maximum percent lot coverage (20% - 25% in R-1 Zones, 30% - 35% in
the R-2 Zones). Staff is suggesting one of two options be considered:
 Require all secondary structures be subject to area requirements for a primary
structure. This will restrict infill development to larger lots.
 Allow secondary structures, by special permit, on lots that do not meet the
minimum lot area requirements for a second structure. Special permits could be
granted to properties that are able to maintain the minimum contiguous green space
requirements.
If you have any concerns or questions regarding any of this information, feel free to contact me at
274-6410.
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City of Ithaca
Planning & Economic Development Committee
Wednesday, May 08, 2019 – 6:00 p.m.
Common Council Chambers, City Hall, 108 East Green Street

Minutes

Committee Members Attending:

Joseph (Seph) Murtagh, Chair; Cynthia Brock,
Stephen Smith, Donna Fleming, and Laura Lewis

Committee Members Absent:

None

Other Elected Officials Attending:

Mayor Svante Myrick; Alderperson George
McGonigal

Staff Attending:

JoAnn Cornish, Director, Planning and
Development Department; Lisa Nicholas, Deputy
Director, Planning and Development; Jennifer
Kusznir, Senior Planner; Nels Bohn, IURA
Director; Anisa Mendizabal, IURA; and Deborah
Grunder, Executive Assistant

Others Attending:

MATCom

Chair Seph Murtagh called the meeting to order at 6:00 p.m.

1) Call to Order/Agenda Review
There were no changes to the agenda.
2) Public Comment
John Novarr, 1001 West Seneca Street, spoke on the rent stabilization resolution.
This type of rent stabilization will make it difficult for developers who build tenant
housing. The information provided for this meeting seems to him) to be more geared
to the NY City area.
Theresa Alt, 206 Eddy Street, spoke in favor of the rent stabilization. There is no
problem that stems from it other than people will start talking. Just-cause eviction
legislation should be advocated for as well. Evictions should not be left to the
prejudices of the landowner.

Tom Shelley, 118 East Court Street, spoke regarding the LimeBikes and E-scooters.
If this becomes a reality, the City must step up in enforcement and use of them. The
rent stabilization should also be entered in lightly. Rethink this before jumping in.
He also spoke on the mayor’s climate action plan. This requires money and should
be added into the City budgets.
Dan Hoffman, 415 Elm Street, spoke on the CMC/PUD project. He is a member of
Project Giving Hope. Their group is actively working on an agreement with the
community gardens and the developers. The PUD and site-plan documents do not
include anything regarding the gardens.
Fay Gougakis, State Street, The Commons, spoke regarding the LimeBikes and escooters. She has attended many City meetings stating her concerns. The lime
bikes are taking over the bike racks. The State already has rules on the books that
e-scooters or electric bikes are not legal.
Sheryl Swink, 321 N. Albany Street, spoke on the rezoning of State Street. She is
not clear as to why the block between Albany and the Commons is not included.
She also stated that she’s not seeing much of the pedal lime bikes, but does see the
electric bikes.
Carl Feuer, 310 First Street, Northside United passed a statement which he read
into record regarding the Carpenter Business Park outlining what the neighborhood
would like to see housed in this new development.
Mayor Svanke Myrick joined the meeting at 6:25 p.m.
Ken Jaffe, 24 Lake Avenue, expressed his enthusiastic support of the Mayor’s plan
for Ithaca’s Green New Deal with goals to exceed those of NY State. Further
comments included the “low priority” rating of the Rental/Energy Efficiency of the
HUD draft plan. It should be changed to “high priority.” He also stated that it seems
premature to “grant an approval in concept” to the Carpenter Business Park PUD
seeing the large lists of concerns about the project expressed by Alderperson Brock.
Karla Terry, 398 Triphammer Road, spoke on the housing stabilization. If this is put
into place, the small landlords will go out of business and the big developers will take
over with their large new properties. It will hurt the older housing stock in the city.
Alderperson Brock commented on the need for the rent stabilization. Right now this
is in place in the NY City area.

3) Special Order of Business
a) Public Hearing – E-scooters Pilot Program
Alderperson Smith moved to open the public hearing; seconded by Alderperson
Lewis. Carried unanimously.

Jan Schwartzberg, 235 Hector Street, stated that we need to remember that Lime is
a company trying to make a living. They are interested in making money, and not
concerned about the safety and legal ramifications. Please be consistent in your
decision with the e-scooters such as the skateboard changes that were made years
ago.
Jan Lawlers, Stone Quarry Road, spoke on the use the electric LimeBikes. She
stated that MATcom did a great job in their research and reporting of this.
Lawrence Caraballo, 262 Coddington Road, spoke on the LimeBikes and escooters. He is a LimeBike employee and also runs a bike shop (Boxy Bikes) of his
own. Many senior citizens are interested in not driving a car anymore and are
looking for a different alternative.
Charles Geisler, 517 Ellis Hollow Road, has been riding his bike in and out of Ithaca
for 40 years. When LimeBikes came to Ithaca, he so pleased. He’s puzzled by the
comments made about the profit being made than the good things that bikes and escooters can bring. He would like to see the pilot program go forward and see how
it works.
Jeff Goodmark, 23 Storm View Road, is the LimeBike manager for the Ithaca area.
He thanked MATcom for their detailed research and report of the LimeBikes. He
looks forward to continue to work with the City of Ithaca.
Fay Gougakis, State Street, the Commons, addressed her concerns directly to
Mayor Myrick. She cares a great deal of this community. She doesn’t mind
bicycles. She’s a bicyclist herself. Her concern is the lack of rule compliance with
the e-scooters and e-bikes.
David West, 225 Cleveland Avenue, thanked MATcom for their thorough research
and reporting on the e-scooter and e-bike use. He would like to see the City
approve the pilot program.
Peter Martin, 305 Willow Avenue, the City of Ithaca should not approve the use of
e-bikes and e-scooters until New York State make this legal in the state. It’s time
for Ithaca to take charge – a clear ordinance. Age, speed, driving while intoxicated,
once Ithaca decides what they want they should open it up for bidding.
Carrie Kerr, 482 Dry Brook Road, spoke on E-scooters. She provided a hard copy
of her comments shared at the meeting which is attached to these minutes.
Jennifer Dotson, 212 Wood Street, Center for Community Transportation
(Bike/Walk Tompkins) spoke on e-scooters. It’s a good idea to start as a pilot
program. Other companies should be looked at in addition to LimeBikes. She
urges us to think clearly on the existing infrastructure -- the sidewalks, the streets,
etc. Look carefully at this. Is this a good step to start this program?

Alderperson Lewis moved to close the public hearing; seconded by Alderperson
Smith. Carried unanimously.

b) Public Hearing – HUD Entitlement – City of Ithaca Consolidated Plan 20192023

Alderperson Lewis moved to open the public hearing; seconded by Alderperson
Fleming. Carried unanimously.
Alderperson Lewis stated that even though an item is listed as low priority does not
mean it will stay there.
Alderperson Lewis moved to close the public hearing; seconded by Alderperson
Fleming. Carried unanimously.

c) Public Hearing – HUD Entitlement – City of Ithaca 2019 Action Plan (5-year
project funding allocations)
Alderperson Lewis moved to open the public hearing; seconded by Alderperson
Fleming. Carried unanimously.
No one was present to speak during the public hearing.
Alderperson Brock stated her approval in the action plan summary and supports
this plan.
Alderperson Lewis moved to close the public hearing; seconded by Alderperson
Fleming. Carried unanimously.

4) Action Items (Voting to Send onto Council)
a) HUD Entitlement – City of Ithaca Consolidated Plan 2019-2023 (5-year
Strategy Plan)
Moved by Alderperson Smith; seconded by Alderperson Lewis. Carried unanimously.
WHEREAS, in the Fall of 2003, the U.S. Department of Housing and Urban Development
(HUD) notified the City that it qualified as an ‘Entitlement Community’ and it would be
receiving an annual allocation of HUD funds through the Community Development
Block Grant Program (CDBG) and HOME Investment Partnerships (HOME) Program, and

WHEREAS, in order to access these funds, the City is required to undertake a public input
process and prepare a Consolidated Plan, which identifies priority community development
needs for the City of Ithaca, every five years, and
WHEREAS, the City’s fourth Consolidated Plan is required to be submitted to HUD by June
16, 2019, and
WHEREAS, under the terms of the February 14, 2013 agreement between the City of Ithaca
and the Ithaca Urban Renewal Agency (IURA), the City has designated the IURA as the Lead
Agency to develop and administer the Consolidated Plan on behalf of the City, and
WHEREAS, the Consolidated Plan may only be adopted by the City of Ithaca after it has
undergone a 30‐day public comment period and been the subject of two Public Hearings,
and
WHEREAS, the first Public Hearing was held before the IURA on March 28, 2019, and the
second Public Hearing was held at the Planning and Economic Development Committee of
Common Council on May 8, 2019, and
WHEREAS, the IURA adopted the draft Consolidated Plan at its April 18, 2019 meeting and
recommended that Common Council approve it, and
WHEREAS, the 30‐day public comment period for the Consolidated Plan ends on May 31,
2019, and
WHEREAS, any additional public comment received will be incorporated into a revised draft
version of the Consolidated Plan, therefore be it
RESOLVED, that the Common Council of the City of Ithaca hereby adopts the draft
Consolidated Plan, dated April 18, 2019, and be it further
RESOLVED, that the Common Council authorizes the Mayor, subject to review by the City
Attorney, to execute certifications and any other documents necessary to submit the
Consolidated Plan to HUD.

b) HUD Entitlement – City of Ithaca 2019 Action Plan (5-year Project Funding
Allocations)
Dra 2019 Ac on Plan ― HUD En tlement Program

Moved by Alderperson Smith; seconded by Alderperson Lewis. Carried unanimously
WHEREAS, the City of Ithaca (City) is eligible to receive an annual formula allocation of funds to
address community development needs through the U.S. Department of Housing & Urban
Development (HUD) Entitlement Program from the Community Development Block Grant (CDBG)
program and the HOME Investment Partnerships (HOME) program funding sources, and
WHERAS, the City has contracted with the Ithaca Urban Renewal Agency (IURA) to administer,
implement, and monitor the City’s HUD Entitlement Program in compliance with all applicable
regulations, and
WHEREAS, on an annual basis, an Action Plan must be submitted to HUD to access HUD Entitlement
Program funding allocated to the City, and
WHEREAS, the 2019 Action Plan identifies a specific list of budgeted community development
activities to be funded from the 2019 HUD Entitlement Program allocation and associated funds
administered by the IURA, and
WHEREAS, the following funding is available to be allocated through the 2019 Action Plan:
$688,397.00
$107,000.00
$26,786.99
$305972.00
$97,022.70
$4,309.08
$5.00
$1,229,492.77

CDBG 2019 allocation
CDBG 2019 projected Program Income
CDBG recaptured/unallocated funds
HOME 2019 allocation
HOME 2018 Community Housing Development Organization (CHDO) reserve
HOME 2017 Community Housing Development Organization (CHDO) reserve
HOME recaptured/unallocated funds
Total, and

WHEREAS, the IURA utilized an open and competitive project selection process for development of
the 2019 Action Plan in accordance with the City of Ithaca Citizen Participation Plan, and
WHEREAS, the IURA developed a draft 2019 Action Plan for public comment and Common Council
consideration, and
WHEREAS, a public hearing on the draft Action Plan was held on May 8, 2019, now, therefore, be it
RESOLVED, that the Common Council for the City of Ithaca hereby adopts the Draft 2019 City of
Ithaca Action Plan, dated April 18, 2019, for allocation of the City’s 2019 HUD Entitlement Program
award along with associated funds listed above, and be it further
RESOLVED, that the Urban Renewal Plan shall be amended to include activities funded in the
adopted 2019 Action Plan.

c) Carpenter Business Park Planned Unit Development – Conditional Approval
Proposed Planned Unit Development Application-Park Grove Realty and
Cayuga Medical Center-Common Council Conditional Approval Resolution
Moved by Alderson Fleming with the addition of an additional whereas to
include the required use of a dental facility that accepts Medicare; seconded by
Alderperson Lewis. Carried 4-1.
WHEREAS, on April 4, 2018, the Common Council adopted legislation creating a
Planned Unit Development Overlay District (PUDOD), and
WHEREAS, on February 19, 2019, Whitham Planning and Design submitted an
application on behalf of Park Grove Realty and Cayuga Medical Center for
consideration of the establishment of a Planned Unit Development District at
Carpenter Circle, City of Ithaca Tax Parcel numbers 36.-1-3.3 and 36-1-3.5,and
WHEREAS, the applicant has stated that the project could not proceed under the
existing zoning due to setback and height requirements, and
WHEREAS, the applicant is proposing to develop a new urban neighborhood,
comprised of a medical facility, one 4-story residential building, and two 6-story mixed
use buildings containing ground floor commercial space, parking, and 4 stories of
residential apartments, and
WHEREAS, the applicant will further develop interior neighborhood streets,
pedestrian and transit connections, shared parking, play areas, and green space, and
WHEREAS, the applicant will relocate, reconfigure and make improvements to the
onsite community gardens and establish a permanent site for the gardens equal in
size to what currently exists on the project site, and
WHEREAS, the total proposed development contains approximately 64,000 SF of
medical office space, 208 new housing units, 42 of which will be designated as
affordable units, 414 surface parking spaces, and 193 garage spaces, and
WHEREAS, the Planning and Economic Development Committee requested the
applicant explore ways to reduce the number of parking spaces, increase the number
of shade trees, and add screening along the rear property line and in the parking
areas, and

WHEREAS, the Planning and Economic Development Committee requested that the
applicant ensure that the project will provide the Community Gardens with an equal
amount of space as currently exists, and include a dental clinic that accepts
Medicaid, and

WHEREAS, the project is intended to provide the following benefits to the
community:
1. Provide a permanent and improved space for the Community Gardens,
2. Generate approximately 150 new jobs,
3. Build approximately 40 units of housing that would be priced to be affordable to
those earning 50-60% of AMI,
4. Provide high-quality public amenities, including improved pedestrian, transit, and
bicycle access throughout the site, and public spaces including open green space,
plazas for events and/or outdoor dining, a playground, and storm water management
gardens featuring native plantings,
5. Create an improved gateway into the City of Ithaca on Route 13 North,
6. Align with the City’s Comprehensive Plan and ongoing planning related to the Route
13 corridor and the Waterfront Zone, and
WHEREAS, in accordance with the adopted City process for consideration of a
PUD, notice of the proposal was circulated by mail to all properties within 500’ of the
project site and a public information session was held on Monday, April 8, 2019, and
WHEREAS, the meeting was advertised in the Ithaca Journal and on the City’s web
site and the property was posted with the appropriate signage,
WHEREAS, the process for consideration of an application for a Planned Unit
Development requires that the applicant obtain an approval, in concept only, from
the Common Council prior to beginning the site plan review process, and
RESOLVED, that the City of Ithaca Common Council does hereby grant approval, in
concept only, to Park Grove Realty and Cayuga Medical Center for their application
to establish a Planned Unit Development District on City of Ithaca Tax Parcel
numbers 36.-1-3.3 and 36-1-3.5, and be it further
RESOLVED, that by granting an approval, in concept, the Common Council
acknowledges that the applicant is able to begin the site plan review process despite
any zoning-based deficiencies in the application, and, be it further
RESOLVED, that the Common Council does hereby request that the City of Ithaca
Planning and Development Board update the Common Council after each Planning
Board meeting where this project is considered and request ongoing written
comments from the Common Council about the project, and be it further
RESOLVED, that the Common Council strongly encourages the project developers
to incorporate a dental clinic that accepts Medicaid, and be it further
RESOLVED, that if this project receives a negative declaration of environmental
significance and contingent site plan approval, the applicant will return to the
Common Council for final consideration of the adoption of the Planned Unit
Development District.

Alderperson Fleming asked where the green space is located in this project. She also
stated she is very much in agreement with the comments and suggested requirements of
the Northside United.
Alderperson Brock went through her concerns she provided that were in the packet.
The project team responded to her concerns.
Alderperson Lewis stated her concern with the number of parking spaces being provided
in the project.
The development team thanked the group for bringing their concerns forward. There is a
need for parking because there are many uses available in this project. There is a lot of
demands – the medical services, the residents, and the community gardens people – so
even though we would like to limit the parking spaces, we have already eliminated
hundreds of spaces.
Alderperson Fleming had questions regarding the site soil samples and the large
buildings.
Alderperson Kerslick echoed the parking concerns of the others. We definitely need to try
to push the change of not using cars.
Alderperson Fleming stated she loves trees, but many trees are not in bloom for a very
long time during the year. She would like to see the project team work with experts in this
area when it comes to the plantings.
Mayor Svante Myrick left the meeting at 7:45 p.m.

d) Resolution Authorizing E-Scooter Pilot Program
The Chair of MATcom (Mobility, Accessibility and Transportation
Commission) provided an overview of how their commission came up with
their recommendation. That statement is attached to these minutes.

Moved by Alderperson Smith with the addition of one (1) more resolved; seconded by Alderperson
Fleming. Carried unanimously.
WHEREAS: The City of Ithaca Planning and Economic Development Committee (PEDC) asked the Mobility,
Accessibility, and Transportation Commission (MATCom) to research several facets of e-scooter implementation to
help the City of Ithaca determine whether and how to launch an e-scooter sharing pilot program, and
WHEREAS: e-scooters represent an exciting opportunity for the City of Ithaca, and a pilot program for e-scooter
sharing would allow the City to observe how e-scooter sharing impacts Ithaca and to collect ridership data without tying
the City to a permanent decision, and

WHEREAS: MATCom recommended a pilot e-scooter sharing program be conducted from May 2019 through midNovember 2019, and that the pilot should be monitored on a weekly basis, and
WHEREAS: MATCom recommended establishing an exclusive agreement with one e-scooter provider, Lime, and
WHEREAS: an MOU regarding e-scooters should follow the guidelines outlined by NACTO and amended by Council
and should establish clear regulations regarding e-scooter usage, and
WHEREAS: Ithaca should consider requiring Lime to maintain a minimum fleet of bicycles, both pedal and e-bikes,
along with the e-scooter program, to meet the needs of the entire community, and
WHEREAS: Common Council supports stipulations requiring e-scooter providers to ensure e-scooters are distributed
among a variety of neighborhoods, as equitable distribution and usage of e-scooters can potentially provide a new,
affordable mode of transportation to those who need it most; now, therefore, be it
RESOLVED: that the Common Council of the City of Ithaca authorizes Lime to conduct a pilot program, beginning in
the Spring of 2019, to assess the functionality of e-scooters as it pertains to the city of Ithaca, and be it further
RESOLVED: that authorization is contingent upon Lime’s maintenance of a minimum fleet of bicycles in the
community and the equitable distribution of scooters across the City, and be it further
RESOLVED: that Common Council authorizes the Mayor, together with the City Attorney, to establish a
Memorandum of Understanding (MOU) with Lime prior to implementation of the e-scooter pilot program, and be it
further
RESOLVED: that authorization is contingent upon (i) Lime’s maintenance of a minimum fleet of bicycles in the
community and the equitable distribution of scooters across the City; (ii) a maximum scooter speed of ten (10) miles per
hour, (iii) Lime’s implementation of a rider training plan with the goal of achieving lower proportion of injuries
incurred by first-time riders than seen in the May 2019 CDC report, (iv) Lime’s implementation of a helmet promotion
program that results in increased helmet use.

There were questions to who would take on the enforcement of these scooters?
Chair Murtagh also has concerns of the enforcement of the use of the scooters. Ithaca is
not an ideal place for such a pilot. The City really does have to enforce their use for this to
be an effective program.
Alderperson Kerslick commended MATcom for all their work on this. Before passing this
resolution he feels the police should make their part of enforcement known.

Chair Murtagh would like to move this forward, but would like to have the IPD input and
also knowing that not all questions have been answered. It’s important to get this up and
running. We need to get this started.
Alderperson Brock stated she would like to remove the last whereas as it’s decided that
the pilot will take place in the flats. Alderperson Fleming seconded it. Carried unanimously
as amended
The resolution carried 4-1 (Lewis)

e) Rent Stabilization Resolution
RESOLUTION SUPPORTING
NYS Emergency Tenant Protection Act (ETPA) of 1974

Moved by Alderperson Brock; seconded by Alderperson Fleming. Carried
unanimously.
WHEREAS, the City of Ithaca has documented and identified unmet need for affordable
housing opportunities to serve low and moderate income residents; and
WHEREAS, as a result, in 2018, Common Council amended the Community Investment
Incentive Tax Abatement Program (“CIITAP”) to expand its applicable boundaries and to
require new residential developments participating in the program of 10 units or more to
have a minimum of 20 percent of their housing units be affordable to households earning
up to 75 percent of the Area Median Income (“AMI”) calculated using the average AMI of
the 3 most recent years; and
WHEREAS, CIITAP is only one way to address housing affordability, and aside from the
new construction that is required to be affordable according to this program, currently state
law does not provide local authority to form a local board that would determine annual
allowable rental increases in order to protect tenants from arbitrary rent increases; and
WHEREAS, according to recent data, 73% of the residents in the City of Ithaca are
renters, and the average vacancy rate is the lowest in Tompkins County at approximately
one percent; and further, over 50% of Tompkins County residents pay 30 percent or more
of their income (a standard affordability metric) to pay their rent; and
WHEREAS, the New York State’s Emergency Tenant Protection Act (ETPA) of 1974
provides rental protections including rent stabilization whereby landlords are subject to
regulated rent increases1 and tenants have the right to renewal leases2; and

1

https://www1.nyc.gov/nyc-resources/service/2069/new-york-city-rent-increase
Market rate apartment rental rates and lease terms are negotiated between the owner and tenant. The New York City
Rent Guidelines Board (NYCRGB) determines rent increases for lease renewals of rent stabilized apartments, lofts,
hotels and single room occupancies (SROs). It does not set the rent increase for vacancy leases, rent controlled
apartments, unregulated apartments, or subsidized housing. Rent increase percentages for rent stabilized apartments and
lofts are adjusted each year.
For renewal leases beginning between October 1, 2018, through September 30, 2019, the rent increase for rent
stabilized apartment and loft renewals is:
● 1-year lease: 1.5%
● 2-year lease: 2.5%
2 https://www.nysenate.gov/legislation/laws/ETP

WHEREAS, under the current ETPA law only municipalities in Nassau, Westchester,
Rockland counties and New York City are eligible to adopt a form of rent stabilization,
resulting in rent protections only applying to tenants in 8 of the state’s 62 counties; and
WHEREAS, in 2019, New York State’s Emergency Tenant Protection Act (ETPA) of 1974
will be expiring, presenting an opportunity for our leadership in Albany to improve and
extend the tenants’ rights moving forward; and therefore be it
RESOLVED, that the City of Ithaca Common Council supports and endorses A7046
(Cahill)3 in the Assembly, and S5040 (Breslin)4 in the Senate, which calls upon our leaders
in Albany to strike the geographic restrictions from the ETPA so that local governments
can take an active role addressing the cost of rental housing and provide critical rental
rights to tenants in the City of Ithaca and across the state; and be it further
RESOLVED, that the Clerk is directed to send a copy of this resolution to U.S. Senator
Kirsten Gillibrand, U.S. Senator Charles Schumer, Governor Andrew Cuomo, New York
State Senator Thomas O’Mara, New York State Assemblywoman Barbara Lifton, Senate
Assembly Chair Brian Kavanagh, and Assembly Housing Chair Steven Cymbrowitz.

5) Action Items (Approval to Circulate)
a) West State Street Zoning Amendment
Moved by Alderperson Fleming; seconded by Alderperson Lewis. Carried 41. (Smith)

An Ordinance Amending the Municipal Code of The City Of Ithaca,
Chapter 325, Entitled “Zoning” To Establish Minimum Story Height
Requirements
in
the
CBD
Districts
and
Minimum
Stepback
Requirements for Properties Along West State Street

The ordinance to be considered shall be as follows:
ORDINANCE NO.
AN ORDINANCE TO AMEND THE MUNICIPAL CODE OF THE CITY OF ITHACA,
CHAPTER 325, ENTITLED “ZONING” TO AMEND THE CBD-60 ZONING
DISTRICT.

3
4

https://www.nysenate.gov/legislation/bills/2019/a7046
https://www.nysenate.gov/legislation/bills/2019/s5040

BE IT NOW ORDAINED AND ENACTED by the Common Council of the City
of Ithaca that Chapter 325 (Zoning) of the Municipal Code of the
City of Ithaca is hereby amended as follows:
Section 1. Chapter 325, Section 325-8A,
Chart, be amended to add minimum story
districts, to read as follows:

District Regulations
heights in the CBD

“All new construction in the CBD Zoning Districts are required to
have a minimum height of 12 feet on the ground floor and a minimum
10 feet in height, measured floor to floor, for each subsequent
story.”
Section 2. Chapter 325, Section 325-8D, Additional Restrictions in
the CBD District, is hereby amended to add a subsection (4) to
read as follows:
325-8D.
4. In order to maintain the existing character on West State
Street and to preserve the pedestrian scale of buildings along the
street front, all new construction located in the portion of the
CBD-60 Zoning District, directly fronting on the 300, 400, and 500
blocks of West State Street, shall require that the front façade
of any newly-constructed building must contain a stepback of 15
feet after the first 40’ in height, before the structure can build
up to the maximum allowable height of this district.

Section 2. Effective date. This ordinance shall take affect
immediately and in accordance with law upon publication of notices
as provided in the Ithaca City Charter.

Alderperson Smith likes the existing zoning.
6) Discussion
It was decided that an answer from the attorney’s office to add to rental property
leases is needed to go forward.
a) Ithaca Area Waste Water Treatment Facility – Disclosure Agreement
Draft Ordinance for Consideration at the May 8, 2019 Planning and Economic
Development Committee
Notification Disclosure Requirement to all Property Users within the Ithaca Area
Wastewater Treatment Facility Setback Zone

ORDINANCE 2019BE IT ORDAINED AND ENACTED by the Common Council of the City of Ithaca as
follows:
Section 1. Legislative Intent and Purpose.
Common Council makes the following findings of fact:
A. It is the declared policy of the City of Ithaca to conserve, enhance and encourage
adequate and appropriate waste water treatment operations within the City, and to
minimize potential conflict between the Ithaca Area Wastewater Treatment Facility
(IAWWTF) operations and non-industrial land uses within the City.
B. Where non-industrial land uses, especially residential development, extend into the
IAWWTF Setback Zone, or locate in the vicinity of the IAWWTF, waste water
treatment operations may be the subject of nuisance complaints. Such complaints
may request the curtailment of waste water treatment operations, and discourage
investments, improvement and expansion for waste water treatment operations.
Constraints on operations, management and possible expansion of the IAWWTF is
detrimental to the health, safety, and economic viability of City and Town of Ithaca,
Town of Dryden and surrounding areas for which it serves. It is the purpose and
intent of this Ordinance to protect the resources and services provided by the
IAWWTF to the larger community.
C. This policy can best be implemented by educating residents and businesses as to
the laws protecting IAWWTF operations from conflicts with non-industrial uses, and
by notifying owners and users of real property in the City of inherent potential
problems associated with the ownership and/or use of real property located
adjacent to or in the vicinity of waste water treatment operations, including, but not
limited to, odors, trucks, lighting, construction, noise, dust, chemicals, discharge,

smoke and extended hours of operation which may accompany such waste water
treatment operations. It is intended that through the use of such notice owners and
users of real property within the City will better understand the impact of living near
waste water treatment operations and be prepared to accept such problems as the
natural result of living on or near the IAWWTF lands.
D. Therefore, the Common Council intends for this Ordinance this notice to implement
the above-described education and notification disclosure requirement to all
property users within the IAWWTF Setback Zone.
Section 2. Creation of Section 262-137, Preservation of Ithaca Area Waste Water
Treatment Facility Disclosure Requirement.
The Ithaca Municipal Code shall be amended so as to create a new Section 262-137 as
follows:
§262-137 Preservation of Ithaca Area Waste Water Treatment Facility Disclosure
Requirement
A. Definitions. For the purposes of this section:
(1) “IAWWTF” shall be the Ithaca Area Waste Water Treatment Facility located
at 525 Third Street, Ithaca.
(2) "IAWWTF Setback Zone" shall mean those land areas of the city of Ithaca
within 1,200 feet of the property boundary of the Ithaca Area Waste Water
Treatment Facility.
(3) "IAWWTF operations" shall mean and include, but not be limited to, the
delivery and receiving of trucked waste, and sanitary waste, aeration and
treatment of waste water, bio solids management, processing of wastewater
and biogas, and activities incident to or in conjunction with the treatment and
handling of wastewater and residual materials.
B. NUISANCE. No operation, conducted or maintained for the purposes of serving the
IAWWTF, and in a manner consistent with the proper and accepted customs and
standards established and followed by similar waste water treatment operations,
shall be or become a nuisance, private or public, due to any changed condition in or
about the locality, after the same has been in operation for more than three years if
it was not a nuisance at the time it began.
C. PRESERVATION OF ITHACA AREA WASTE WATER TREATMENT FACILITY
DISCLOSURE NOTICE REQUIREMENT.
(1) Upon any transfer by sale, exchange, installment land sale contract, lease,
lease with an option to purchase, any other option to purchase, or ground lease
coupled with improvements, of real property, or residential stock cooperative,
the transferor shall deliver to the prospective transferee the written statement
required by subsection C(2) of this section.
(2) The disclosure statement shall contain the following:
Preservation of Ithaca Area Waste Water Treatment Facility Disclosure Notice
THIS DISCLOSURE STATEMENT CONCERNS THE REAL PROPERTY SITUATED IN
TOMPKINS COUNTY, CITY OF ITHACA.
DESCRIBED AS_______________.
THIS STATEMENT IS A DISCLOSURE OF THE CONDITION

OF THE ABOVE DESCRIBED PROPERTY
IN COMPLIANCE WITH SECTION 262-137 OF THE ORDINANCE CODE OF THE CITY
OF ITHACA AS OF __________.
THE
FOLLOWING
ARE
THE
REPRESENTATIONS
MADE
BY
THE
SELLER(S)/PROPERTY OWNERS AS REQUIRED BY THE CITY OF ITHACA.
The City of Ithaca supports operation of properly conducted waste water treatment
operations with the City. If the property in which you are taking an interest is located near
the IAWWTF, or included within the IAWWTF Setback Zone, you may be subject to
inconveniences or discomfort arising from such operations. Such may include, but may not
necessarily be limited to: odors, trucks, lighting, construction, noise, fumes, dust, smoke,
discharge, operation of machinery during any 24 hour period, storage and disposal of bio
solids and trucked waste, and the application of chemicals, and amendments. One or
more of the inconveniences described may occur as a result of any operation which is in
conformance with existing laws and regulations and accepted customs and standards. If
you live or operate near the IAWWTF, you should be prepared to accept such
inconveniences and discomfort as a normal and necessary aspect of living and operating
in proximity to a waste water treatment facility.

Owner/Seller:___________________________

Date:________________________

Owner/Seller:___________________________

Date:________________________

Buyer:_________________________________ Date:________________________
Buyer:_________________________________ Date:________________________

(3) All discretionary approvals by the City of Ithaca for parcel maps, subdivision
maps or use permits relating to agricultural land, or real property located within
the IAWWTF Setback Zone, shall include a condition that the owners of such
real property record a " PRESERVATION OF ITHACA AREA WASTEWATER
TREATMENT FACILITIES NOTICE " in substantially the form provided in
subsection C (2) of this section.
(4) All applicants for building permits for new residential or commercial construction
to be issued by the City of Ithaca located within the IAWWTF Setback Zone
shall be provided with a "PRESERVATION OF ITHACA AREA WASTEWATER
TREATMENT FACILITIES NOTICE" in substantially the form provided in
subsection C (2) of this section.
(5) The Clerk/Recorder/Assessor of the County shall include a "PRESERVATION
OF ITHACA AREA WASTEWATER TREATMENT FACILITIES NOTICE" in
substantially the form provided in subsection C(2) of this section with any grant
deed, quitclaim deed or land sale contract returned to the grantee by the
Clerk/Recorder/Assessor after recording.
(6) "City of Ithaca PRESERVATION OF ITHACA AREA WASTEWATER
TREATMENT FACILITIES NOTICE". It is the declared policy of the City of
Ithaca to conserve, enhance and encourage waste water treatment operations
within the City of Ithaca. Residents, operators, and owners of property within

the IAWWTF Setback Zone land should be prepared to accept the
inconveniences and discomfort associated with waste water treatment
operations, including, but not necessarily limited to: odors, trucks, lighting,
construction, noise, fumes, dust, smoke, discharge, operation of machinery
during any 24 hour period, storage and disposal of bio solids and trucked waste,
and the application of chemicals, amendments. Consistent with this policy, City
of Ithaca Code section ________ provides that no operation, conducted or
maintained for the purposes of serving the IAWWTF, and in a manner consistent
with the proper and accepted customs and standards established and followed
by similar waste water treatment operations, shall be or become a nuisance,
private or public, due to any changed condition in or about the locality, after the
same has been in operation for more than three years if it was not a nuisance at
the time it began.
D. NOTICE TO CORRECT. After receiving a complaint from an occupant within the
IAWWTF Setback Zone, the City of Ithaca Assistant Superintendent of Water and
Sewer shall immediately notify the Chief Operator of the Ithaca Area Waste Water
Treatment Facility of the complaint. If the City of Ithaca Assistant Superintendent of
Water and Sewer determines that such activity does not conform to the proper and
accepted customs and standards established in similar waste water treatments
facilities, he or she shall endeavor specify any measures required to correct the
situation, and the time within which the measures must be taken.

7) Review and Approval of Minutes
a) March and April 2019
Moved to approve by Alderperson Smith; seconded by Alderperson Lewis. Carried
unanimously.
8) Adjournment
Moved by Alderperson Lewis; seconded by Alderperson Smith. Carried unanimously.
The meeting was adjourned at 9:35 p.m.

Additional Public Comment

Additonal Public Comment

